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Executive Summary 

1. Blackburn with Darwen Borough Council (BWDBC) is currently preparing a new Local 

Plan which is intended to cover the period 2018-2037. 

2. As part of this process, a need to allocate at least 13.4 hectares and potentially up to 

23.8 hectares of additional employment land during the plan period has been 

identified.  

3. There is also a need to address acute qualitative deficiencies in the existing supply of 

employment land and premises within the borough.  

4. Existing constraints upon the supply of land and premises is in contrast to high levels of 

demand.  There is presently unmet demand for over 115,000 m2 (1.2 million ft2) of 

accommodation largely within manufacturing / industrial sector.  

5. The majority of market demand is for land and industrial floor-space, focussed within 

the M65 Corridor. Existing developments such as Walker Park and Shadsworth remain 

popular locations for such uses but are almost fully occupied and have limited 

expansion potential. 

6. The absence of high quality accommodation, particularly within the industrial / 

manufacturing sectors, means that many existing businesses are occupying increasingly 

inefficient and outdated accommodation with the lack of modern stock impacting on 

the competitiveness of individual businesses and the borough as a whole. 

7. In order to address the identified requirements BWDBC is proposing to release 21.8 

hectares of land from the Green Belt at Junction 5 of the M65 Motorway and to 

allocate this land as a Strategic Employment Site for development within the plan 

period. A further 16.24 hectares is also proposed for release and allocation as 

Safeguarded Land to meet requirements beyond the plan period, should this be 

necessary.  

8. The proposed allocation of land for a Strategic Employment Site adjacent to the M65 

Corridor is supported by a range of regional and local economic development 

objectives as set out within the Lancashire Strategic Economic Plan which identifies the 

M65 Corridor as an “Arc of Prosperity” and the Pennine Lancashire Growth and 

Prosperity Plan which identifies the importance of there being a number of large 

strategic sites of significant scale along the M65 Corridor capable of accommodating 

large floor-plate requirements for growth in target sectors such as advanced 

manufacturing.  

9. However, the National Planning Policy Framework (“NPPF”) advises that Green Belt 

boundaries should only be altered in “exceptional circumstances”. Exceptional 

circumstances are required to be of sufficient importance to outweigh the harm to the 

Green Belt and any other harm.  

10. The “exceptional circumstances” in this particular case comprise: 
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• A demonstrable requirement for between 13.4 and 23.8 hectares of additional 

employment land to be allocated as part of the Local Plan review process in 

order to address objectively assessed needs for the period 2018-2037, as noted 

above. 

• A demonstrable requirement for (at least) a significant proportion of that need 

to be addressed through the identification of land for a Strategic Employment 

Site within the M65 Corridor. This would provide the opportunity for the 

provision of a range of plots / types of accommodation and supporting 

infrastructure in a location of consistently high market demand with ease of 

access to markets, suppliers and skilled labour force, in line with regional and 

local policy objectives.  

• The very significant contribution which such land could make to addressing acute 

deficiencies within the borough’s existing supply of employment land and 

premises thereby supporting the growth and expansion of indigenous business 

(particularly within the manufacturing sector) and further inward investment.  

• The very significant economic benefits which could be realised through the 

construction period: the creation of 75 FTE construction job across the North 

West annually together with the generation of a £94million uplift in GVA.  

• The significant socio-economic benefits which stand to be realised over the plan 

period (2018-2037) during operation of development. These comprise very 

significant levels of job creation across the North West (1,590 net additional FTE) 

together with a £102million annual contribution to GVA and the retention of 

significant levels of business rates by BWDBC to support investment in local 

services and infrastructure (£1.1million annually). 

• The significant economic benefits which could be realised beyond the plan 

period through the subsequent delivery and operation of development within 

the Safeguard Land area (should it be required). These would comprise an 

additional 1,125 net additional FTE jobs, an additional £72million annual 

contribution to GVA and an additional £0.8million in business rates revenue 

annually. 

• The significant contribution such investment can make to the broader economic 

and social regeneration of the borough which is in the top 5% of most deprived 

authorities in the country and a place where, unemployment is notably higher 

than regional and national average and where average wages are notably below 

national / regional averages. 

• The absence (based on preliminary environmental information) of any significant 

constraints to site development in respect of ecology, flood risk, highways and 

landscape character.   

• The absence of reasonable alternative sites capable of addressing the identified 

need.  
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11. These are very weighty considerations which, when taken together, are considered to 

outweigh the harm to the Green Belt which would result from the allocation and 

development of land at J5 and which justifies its allocation as a Strategic Employment 

Site / Safeguarded Land within the draft Local Plan. 

12. Having established the need to release Green Belt land, opportunities to mitigate and / 

or offset the effects of development will be explored during subsequent stages of the 

plan making process with specific requirements integrated within draft policy as 

necessary.   
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1. Introduction  

1.1 This report has been prepared by Turley on behalf of Blackburn with Darwen Borough 

Council (“BWDBC”). 

1.2 BWDBC is currently reviewing its adopted local plans, specifically the Core Strategy and 

the Site Allocations and Development Management Policies (adopted 2015) with the 

intention of preparing a new Local Plan which is intended to cover the period 2018-

2037.  

1.3 As part of the ongoing plan review process, BWDC proposes to allocate 21.84 hectares 

of land adjacent to Junction 5 of the M65 Motorway (“land at J5”) as a Strategic 

Employment Site (“SES”) to meet identified requirements over the plan period. A 

further 16.24 hectares of land (located immediately adjacent) is proposed to be 

allocated as Safeguarded Land to meet employment land requirements beyond the 

plan period. 

1.4 The land which is proposed for allocation as a SES/ Safeguarded Land is presently 

located within the Green Belt. 

1.5 The National Planning Policy Framework (“NPPF”) advises that Green Belt boundaries 

should only be altered in “exceptional circumstances” through the preparation or 

review of a Local Plan.  

1.6 Exceptional circumstances are required to be of sufficient importance to outweigh the 

harm to the Green Belt and any other harm. 

1.7 This report identifies the exceptional circumstances which exist to justify the review of 

the Green Belt boundary and the release of land at J5 for allocation as a SES. The 

exceptional circumstances comprise a pressing need for the allocation of additional 

employment land within the M65 Corridor which is capable of accommodating a range 

of sites / premises and thus address both a quantitative and qualitative shortfall within 

the borough’s existing supply in a location of highest market demand, particularly from 

the manufacturing sector. The absence of reasonable alternative sites which are 

capable of meeting the identified requirements adds further weight to the case.  

1.8 The report is structured as follows: 

• Section 2  - provides a description of the land at Junction 5 and its surroundings; 

• Section 3 – provides an overview of the proposed allocation and the scale of the 

potential opportunity; 

• Section 4 – sets out the strategic policy context relating to economic growth and 

investment which supports and underpins the proposed allocation;  

• Section 5 – identifies the quantitative and qualitative need for the allocation of 

additional employment land within Blackburn with Darwen (“BWD”); particularly 

the need for a Strategic Employment Site;  
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• Section 6 -  presents details of the alternative site assessment which has been 

undertaken and which confirms the absence of reasonable alternatives to the 

proposed allocation;  

• Section 7 – considers the impact of the proposed allocation on the purposes of 

including land within the Green Belt;  

• Section 8 -  summarises the potential economic, social and health & wellbeing 

benefits which would be released through future development of the site;  

• Section 9 – gives consideration to a broader range of other environmental and 

technical considerations demonstrating that there are no fundamental 

impediments to delivery; and 

• Section 10 – presents the ‘Planning Balance’ considering whether there are 

exceptional circumstances of sufficient strength to justify the proposed 

amendment to the Green Belt boundary and allocation of land at Junction 5. 
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2. Site Description and Surroundings  

2.1 The land which is proposed to be released from the Green Belt and allocated as a 

Strategic Employment Site / Safeguarded Land extends to 38.08 hectares and is located 

immediately to the east of Junction 5 of the M65 motorway, as shown in Figure 2.1, 

below.  

Figure 2.1: Land at M65, J5 

 

2.2 Haslingden Road (B6232) forms the southern boundary of the site whilst the B6231 

dissects the northern section.  

2.3 The site is not the subject of any national landscape designation and there are no listed 

buildings or conservation areas within the site. Similarly, the site does not form part of 

any national or locally designated nature conservation sites (SSSI, SAC, Ramsar etc.) 

and preliminary assessment undertaken by the Lancashire Environment Records 

Network suggests that there are few ecological constraints to redevelopment1.  

                                                           
1 BwD Local Plan Land Allocations Ecological Asset Desktop Assessment -Lancashire Environment Records Network (2020) 
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2.4 The site does, however form part of a wider Minerals Safeguarding Area. There are also 

three Coal Authority ‘high-risk’ areas within the site as well as historic areas of landfill.  

2.5 The site slopes gradually from a high point in the south-east corner adjacent 

Haslingden Road to a low point in the north; there is a 61 metre level change across the 

site. Along the northern boundary, the land falls away towards the M65 motorway 

which is formed in a cutting.  

2.6 A Level 1 Strategic Flood Risk Assessment (SFRA)2 has been completed which confirms 

that the site is almost entirely located within Flood Zone 1 and at low risk of flooding 

from both fluvial sources and from surface water flooding.  

2.7 Agriculture in the form of sheep grazing is the dominant use; linked to Blackhill Farm. 

The site holds an Agricultural Land Classification of Grade 4.  

2.8 There are a small number of residential properties fronting to School Lane (B6231) and 

Haslingden Road (B6232). Tree planting along the embankment to the M65 screens the 

motorway and individual trees are often associated with field boundaries. Field 

boundaries are typically formed by dry stone walls, post and wire fencing and 

occasional hedgerows.  

2.9 Access to the site is provided by Haslingden Road (B6232) which also provides a direct 

connection onto the M65 and the wider strategic road network. A pedestrian 

footbridge across over the motorway links the site to the village of Guide.  

2.10 Public rights of way run through the south on a north –south and east-west axis. A 

north-south footway is located on the eastern boundary. These routes connect to the 

north and east into the urban area of Blackburn.  

2.11 Beyond the site boundary, located to the west and south west of the M65 are a 

number of industrial and office buildings within the Shadsworth Business Park and 

Walker Park, beyond which is the Royal Blackburn Hospital. The village of Guide is also 

located to the west. The site is adjoined to the south and east by open countryside.  

2.12 Overhead power lines and associated pylons traverse the site from north-south. 

 

                                                           
2 Blackburn with Darwen Borough Council Level 1 Strategic Flood Risk Assessment, JBA Consulting (draft, October 2020) 
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3. The Proposed Allocation  

3.1 The land at J5 extends to 38.08 hectares and comprises three parcels of land as 

indicated in Figure 2.1.  

3.2 It is proposed that 21.84 hectares of land (Sites 1 and 3) be released from the Green 

Belt and allocated as a Strategic Employment Site (SES) accommodating development 

within Classes E(g)(i) Office, E(g)(ii) Research and Development, E(g)(iii) Light Industrial, 

B2 General Industrial and B8 Storage and Distribution.   

3.3 It is also proposed that the remaining 16.24 hectares of land immediately adjacent (Site 

2), would be identified as Safeguarded Land to meet requirements beyond the plan 

period, should this be necessary at a Plan review.  

3.4 A draft Development Framework (DF) has been prepared3 to support the proposed 

allocations. This has been informed by preliminary analysis of site opportunities and 

constraints including topography, landscape character, access and movement and 

ground conditions. 

3.5 The draft DF suggests that the site as a whole has a net developable area of 28.4 

hectares and the potential to accommodate up to 123,000 m2 of employment floor-

space in units which range in size from 380m2 to 15,500m2 and in height from 8-15 

metres with larger units located toward the northern areas of the site. 

3.6 The draft DF also identifies the potential for substantial landscape buffers to site 

boundaries (including perimeter woodlands, tree planting and hedgerows), new green 

infrastructure corridors within the site and the retention and enhancement of  existing 

trees and hedgerows.  

 

                                                           
3 Land at Junction 5, Development Framework Drawings (Capita, August 2020) 
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4. The Strategic Policy Context  

4.1 This section summarises relevant national, pan-regional, regional and local level 

regeneration, economic and planning policies. It also explains how the proposed 

allocation of land at J5 as a SES is aligned with strategic policy objectives and has the 

potential to drive economic growth.  

National 

4.2 The National Planning Policy Framework (NPPF) sets out the Government’s planning 

policies for England and how they are expected to be applied. 

4.3 The NPPF explains4 that the planning system contributes towards the achievement of 

sustainable development and its three interdependent and overarching objectives – 

‘an economic objective’, ‘a social objective’, and ‘an environmental objective’.  

4.4 So that sustainable development in pursued in a positive way, the NPPF places a 

‘presumption in favour of sustainable development’ at its heart. For plan-making, this 

means that local plans should positively seek opportunities to meet the development 

needs of their area and be sufficiently flexible to adapt to rapid change.5  

4.5 Strategic policies should, as a minimum, provide for the objectively assessed needs for 

housing and other uses6.  

4.6 The ‘economic objective’ of sustainable development is particularly relevant to the 

proposed Strategic Employment Site allocation. It highlights the Government’s aim to 

“build a strong, responsive and competitive economy” and it instructs local authorities 

to ensure that there is “sufficient land of the right types available in the right places 

and at the right time to support growth, innovation and improved productivity”7.  

4.7 The NPPF goes on to set out specific guidance to shape economic planning policies in 

local plans8. Chapter 6 explains9 that “planning policies should help create conditions in 

which businesses can invest, expand and adapt” and to allow an area to “build on its 

strengths, counter any weaknesses and address the challenges of the future”.  

4.8 In this context, the NPPF instructs that planning policies should set out a clear 

economic vision and strategy which positively and proactively encourages sustainable 

economic growth and to identify strategic sites for local and inward investment to 

match the economic strategy and to meet anticipated needs over the plan period.10 

                                                           
4  HM Government (2019) National Planning Policy Framework, para.7 
5 Ibid, para. 11 
6 Ibid, para 11  
7 Ibid, para 8 
8  Ibid, Chapter 6 
9  Ibid, para.80 
10 Ibid, para.81, bullet (b) 
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4.9 4.8 It also goes on to highlight that planning policies should recognise and address 

the specific locational requirements of different sectors. This includes making provision 

for clusters or networks of industry at variety of scales in suitably accessible locations.11 

The proposed SES is key aspect of the Council’s economic strategy for Blackburn and it 

will ensure the town has a balanced portfolio of employment land of the right types in 

right places available at the right time in accordance with the NPPF.  

The SES will also help indigenous businesses to expand and grow or simply find 

accommodation better suited to their needs that aide’s productivity. It will also help 

the borough to attract inward investment and meet the boroughs employment and 

sectoral needs over the plan period as required by the NPPF. 

4.10 The UK’s Industrial Strategy12 sets out the Government’s long-term strategy to help 

boost productivity. It aims to ‘create an economy that boosts productivity and earning 

power throughout the UK’ by targeting the five foundations of productivity – ideas, 

people, infrastructure, business environment and place13. 

4.11 A key aspect of the Industrial Strategy is the need to build on our strengths, so the UK 

can be at the forefront of emerging technologies and industries in the years ahead. 

4.12 However, there is also recognition that every region in the UK has a role to play in 

boosting the national economy. Cities, towns and rural areas have distinct comparative 

advantages. The Industrial Strategy seeks to further strengthen the performance of the 

regions by allowing national and local leaders to focus their efforts where they will 

have the greatest economic impact.  

4.13 In particular, the Government will work in partnership with places to develop local 

industrial strategies. These strategies will help identify priorities to improve skills, 

increase innovation and enhance infrastructure and business growth. This will guide 

the use of local funding streams and any spending from national schemes.  

The proposed SES will form part of the borough’s local economic strategy to boost 

productivity and earning power. It will build on the borough’s strengths in the 

manufacturing sector including its proximity to the strategic motorway network. 

While the LEP14 is yet to publish its Local Industry Strategy, it is clear that 

opportunities such as the SES will be important to retain and attract economic activity.  

Pan-Regional 

4.14 The Northern Powerhouse Strategy15 sets out a vision for joining up the North’s great 

towns, cities and counties, pooling their strengths, and tackling major barriers to 

productivity to unleash the full economic potential of the North. 

                                                           
11 Ibid, para.82 
12 HM Government (2017) Industrial Strategy: building a Britain fit for the future 
13 Ibid, pg. 10 
14 Lancashire Local Enterprise Partnership 
15 HM Government (2016) Northern Powerhouse strategy 
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4.15 The Transport for the North’s Independent Economic Review16 identified the four 

prime capabilities of the North – Advanced Manufacturing, Energy, Health Innovation 

and Digital Technology. Lancashire has significant strengths in every one of these 

sectors. 

4.16 However, productivity is a longstanding problem in the North, where value added per 

worker is 13% lower than the UK average and 25% lower than the South. This gap has 

widened steadily over many decades. 

4.17 The Northern Powerhouse Strategy highlights four areas of focus in order to deliver 

growth and productivity in the North: 

• strengthening connectivity between and within city regions;  

• ensuring the North develops, attracts and retains skilled workers; 

• making the North a great place for enterprise and innovation; and 

• promoting trade and investment. 

The proposed SES will align with the Northern Powerhouse initiative. The creation of a 

high-quality strategic employment site has the potential to encourage enterprise, 

promote investment in Blackburn, and develop, attract and retain skilled workers to 

boost regional productivity.  

Regional 

4.18 The Lancashire Strategic Economic Plan (SEP) sets out the county’s growth ambitions 

and it covers the decade up to 2025. 

4.19 The SEP identifies the county’s ambition to re-establish Lancashire as an “economic 

powerhouse and a national centre of excellence in advanced manufacturing by 

maximising its clear competitive strengths and capabilities in the aerospace, 

automotive, energy and health science related sectors”.17  

4.18 The Plan proposes a ‘arc of prosperity’, which will sweep across Lancashire and will 

harness the power and potential of national industrial hotspots, key strategic sites, 

clusters of high value activity and internationally recognised centres of excellence.18 

4.20 The ‘arc of prosperity’ captures the M65 Growth Corridor, which forms the economic 

spine of East Lancashire and includes Blackburn as its “key gateway location”.19 

4.21 The SEP also highlights that the Corridor is the host to a growing number of higher 

value industries, with aerospace, advanced manufacturing, advanced flexible materials, 

and digital and creative industries all featuring strongly20. However, it also highlights 

                                                           
16 Transport for the North (2016) Independent Economic Review 
17 Lancashire Enterprise Partnership (2014) Lancashire Strategic Economic Plan, para. 3.1 
18 Ibid, para. 3.2 
19 Ibid, para. 3.20 
20 Ibid, para. 7.127 
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that many business still operate from outdated mill premises, potentially constraining 

their growth opportunities.21  

4.22 The SEP confirms that modern well-connected existing and planned employment sites 

are capable of providing relocation opportunities in purpose-built modern premises 

ideally suited for manufacturing uses, supporting high-value indigenous business 

growth.22 

4.23 Alongside this, the SEP also recognises the importance of cluster-based development 

that promotes greater diversity in economic activity and can boost the competitiveness 

of key sectors of the local economy. In particular: 

“…creating development sites and commercial premises with the necessary on-site 

physical capability and which are in close proximity to other similar businesses, further 

support this clustering of related industries accessible by a skilled workforce.  This will 

be crucial to securing the continued growth and expansion of East Lancashire's 

advanced manufacturing base.”23 

The proposed SES will deliver a high-quality site within the M65 Growth Corridor in 

accordance with the SEP. The provision of modern employment premises has the 

potential to offer relocation opportunities and attract inward investment to the 

borough. It’s location in close proximity to existing clusters of manufacturing and 

businesses activity will deliver further agglomeration benefits. This will support the 

county’s ambition to re-establish Lancashire as an economic powerhouse. 

4.24 The Pennine Lancashire Growth and Prosperity Plan (GPP) aims to accelerate 

economic growth over the period to 2032 and close the productivity gap to ensure that 

this area – comprised of five authorities, including Blackburn with Darwen – 

contributes to the Lancashire economy and the Northern Powerhouse as a whole. 

4.25 A key aspect of this Plan is ensuring that by 2032 Pennine Lancashire will have “offered 

businesses starting up or relocating into the area a portfolio of first class employment 

sites and accommodation directly served by the M65 and M66 corridors”.24 

4.26 To achieve this, the Plan states that the respective local planning authorities will aim to 

create an environment that supports businesses and plan for employment growth by 

identifying sites to accommodate future employment growth. This will include “a 

number of large strategic sites of significant size along the M65 corridor. These sites 

will accommodate large floor plates for growth in key sectors, including advanced 

manufacturing/engineering and transport and logistics”25. 

 

 

                                                           
21 Ibid, para. 7.128 
22 Ibid, para. 7.129 
23 Ibid, para. 7.133 
24 Pennine Lancashire (2016) Growth and Prosperity Plan 2016-2032, pg. 3 
25 Ibid, pg. 19 
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The proposed SES will support the delivery of a key aspect of the GPP, which identifies 

the need for a portfolio of first class employment sites and accommodation directly 

served by the M65 and M66 corridors including a number of large strategic sites that 

can offer large floor-plates for growth in key sectors.  

4.27 The Lancashire authorities have collaborated – with the support of the Lancashire 

Enterprise Partnership (LEP) – to prepare Redefining Lancashire: the approach to 

recovery26, which sets out an initial approach to recovery from the economic impact of 

the pandemic.  

4.28 The recovery plan acknowledged that the impact of COVID-19 was yet to be fully 

understood at the point of production, and that the situation was – and indeed still is – 

regularly changing. Rather than attempting to predict an uncertain future, the 

authorities’ approach seeks to ‘convene and galvanise our businesses, communities 

and people to fight back and be stronger’. 

4.29 The recovery plan set out a series of objectives and puts in place an action plan for the 

next twelve months. These highlight that within the next 12 months, Lancashire will 

have (amongst other things): 

“Identified and responded to new opportunities to maintain and grow skills, activities 

and productivity, while supporting those impacted by job losses.” 

“Continued to advance the critical pipeline of strategic sites, assets and infrastructure” 

4.30 In addition to the above, a number of specific and immediate interventions are also 

outlined. These include assisting the manufacturing sector which has experienced a 

significant temporary decline in demand. In this context Pennine Lancashire is referred 

to as an “industrial district of national significance” and “home to some of the largest 

concentrations of manufacturing activity and supply chain in the country, strategically 

positioned within the M65/M6 Growth Corridors”   

The proposed SES has the ability to support the county’s recovery from the impact of 

COVID-19. The proposed allocation of land at J5 of the M65 has the potential to grow 

skills, activities and productivity over the medium to long-term and could help 

mitigate those impacts by job loss. Given the scale of the opportunity, it will represent 

an important strategic development opportunity for the county.  

Local 

4.31 The Blackburn with Darwen Corporate Plan – agreed in March 2019 – sets out eight 

priorities for the Council over four years to 2023. These relate to the Council, people, 

place and the economy, the latter theme introduced with acknowledgement that: 

4.32 “Blackburn with Darwen is in a prime location. It is one of the largest and fastest 

growing urban centres in Lancashire and [the] wider North West, with close proximity 

to Manchester with much improved access by rail and road, and surrounded by open 

                                                           
26 Lancashire Authorities (2020) Redefining Lancashire: our approach to recovery 
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countryside and desirable rural villages. The M65 creates an East-West growth corridor 

of strategic and regional importance with further improvements in road and rail 

connectivity ensuring Pennine Lancashire is at the economic heart of the Northern 

Powerhouse.27 

4.33 The Corporate Plan identifies health and manufacturing, respectively the largest and 

second largest sectors in the borough, as ‘key to driving local productivity, growth and 

innovation’28. It equally aims to maximise the opportunities offered by proximity to 

‘national manufacturing assets such as Samlesbury Aerospace Enterprise Zone’. 

4.34 A stated priority is to see a strong, growing economy that enables social mobility, 

allowing ‘everyone of working age…to access jobs, career progression and make a 

positive contribution to the economy, regardless of their social circumstances and b 

4.35 This is to be achieved by inter alia delivering a strategic pipeline of growth programmes 

that attract investment and generate new economic, housing and infrastructure 

growth opportunities. The Council also intends to ‘deliver sustained growth and higher 

value employment’ for residents ‘as an enabler to social mobility’, while separately 

aiming to support businesses and town centres by promoting the borough and 

engaging with new investors29. 

The proposed SES will align closely with the Corporate Plan which identifies the 

borough as prime location for growth and seeks to make sure everyone of working 

age is able to access a job. The proposed SES will represent a strategic growth 

opportunity and it can play an important role in attracting new investment and 

generating new economic opportunities.  

Summary  

4.36 In summary: 

• Economic development is a key component of sustainable development;  

• National planning policy emphasises the importance of ensuring that there is 

sufficient employment land of the right type, in the right places available at the 

right time to meet demand, to allow businesses to expand and grow and to drive 

economic performance. Local authorities are encouraged to identify strategic 

sites for local and inward investment. 

• The M65 forms part of an identified ‘Arc of Prosperity’ with Blackburn as its key 

gateway. Regional and local economic strategies recognise the need for and 

importance of the availability of a balanced portfolio of employment sites within 

the M65 Corridor including the provision of large strategic sites capable of 

meeting requirements for larger buildings (particularly those within the 

manufacturing sector) and offering the agglomeration benefits associated with 

                                                           
27 Blackburn with Darwen Council (2019) Blackburn with Darwen Corporate Plan 2019-2023, p12 
28 Ibid, p12 
29 Ibid, p13-14 
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ease of access to existing businesses, customers and the supply chain as well as 

ease of access to the strategic highway network. 
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5. The ‘Need’ for a Strategic Employment Site 
Allocation  

5.1 The National Planning Policy Framework (NPPF) expects plans to ‘positively seek 

opportunities to meet the development needs of their area, and be sufficiently flexible 

to adapt to rapid change’30.  

5.2 It also requires plans to be ‘positively prepared’, with a strategy that ‘as a minimum, 

seeks to meet the area’s objectively assessed needs’31. 

5.3 The related Planning Practice Guidance (PPG) confirms that ‘strategic policy-making 

authorities will need to prepare a robust evidence base to understand existing business 

needs, which will need to be kept under review to reflect local circumstances and 

market conditions’32.  

5.4 The PPG also makes clear that a ‘range of data’ should be used to ‘develop an idea of 

future needs’, including – but not limited to – employment forecasts, monitoring of 

past take-up trends and insights from relevant organisations33.  

5.5 All such data should be assessed, according to the PPG, in the context of ‘longer term 

economic cycles’, with authorities encouraged to ‘consider and plan for the 

implications of alternative economic scenarios’34. 

5.6 In order to support its review of the Local Plan and to respond positively to the 

requirements and guidance set out within the NPPF and PPG, BWDBC commissioned 

Turley Economics to undertake an assessment of the ‘need’ for the allocation of 

additional employment land (particularly a Strategic Employment Site) for the plan 

period 2018-2037.35  

5.7 The assessment completed by Turley Economics, forms part of the evidence base for 

the draft Local Plan.36 It draws from and builds upon information presented in other 

evidence base documents such as the Housing and Economic Need Assessment 

(HENA)37 which was completed in December 2018 along with the Employment Land 

Review Study (ELRS) published in May 201938. 

5.8 The purpose of this section of the report is to summarise the key conclusions of the 

assessment undertaken by Turley Economics. Should a fuller and more detailed 

understanding of the ‘need’ case be required, this can be obtained by reviewing the 

aforementioned report.  

                                                           
30 MHCLG (2019) National Planning Policy Framework, paragraph 11a 
31 Ibid, paragraph 35a 
32 PPG Reference ID 2a-025-20190220 
33 PPG Reference ID 2a-027-20190220 
34 Ibid 
35 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020) 
36 Ibid 
37 Blackburn with Darwen Housing and Economic Need Assessment (GL Hearn, 2018) 
38 BE Group, Employment Land Review Study 
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A Quantitative Need for Additional Employment Land Allocations  

5.9 BWD plays key role in the wider Lancashire economy, accommodating around 9% of 

total businesses across the county and contributing around £3 billion to the sub-

regional economy annually. Only Preston and South Ribble make a larger contribution 

in GVA terms. 39 

5.10 Lancashire as a whole is one of the last surviving and most important manufacturing 

economies in the UK, with Pennine Lancashire recognised as ‘an industrial district of 

national significance’ home to some of the largest concentrations of manufacturing 

activity in the country. 

5.11 In BWD the manufacturing sector currently accounts for 9% of all business enterprises 

and 17% of employment; proportions notably higher than for the wider North West 

and England as a whole40. It is also generates the second largest level of economic 

output in the borough (behind public services) contributing 19% of the total GVA  

5.12 Indeed, the sector is recognised as being ‘key to driving local productivity, growth and 

innovation’41  with Blackburn’s existing manufacturing clusters an important local 

strength on which to build in order to drive higher levels of productivity and capitalise 

on the areas performance and future potential. 

5.13 The borough’s ability to keep performing this role is, however, contingent on existing 

businesses and investors being able to capitalise on opportunities for growth.  

5.14 In order to sustain and support the borough’s manufacturing sector, businesses need 

access to a readily available supply of employment land and floor space. This is not only 

an important prerequisite for growth, innovation and improved productivity but also 

the immediate priorities for stabilisation and recovery from the Covid-19 pandemic and 

general economic downturn.  

5.15 Having regard to information presented within HENA42 and completions of 

employment accommodation in the period to 2020 (9.6 hectares), a requirement for 

the provision of c.47.5 hectares of employment land for the period 2018-302743 has 

been identified. The majority of this requirement relates to new accommodation for 

industrial and warehousing uses.44 

5.16 The inclusion of a five-year buffer for flexibility and choice as recommended by the 

Employment Land Review Study45 increases the identified requirement to 61 hectares.  

5.17 Some of the identified requirement will be met by the existing supply of employment 

land within the borough which comprises existing Local Plan Part 2, Policy 13 sites, 

                                                           
39 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020) – Para 6.4 and 6.17 
40 Ibid, Para 6.29 
41 Blackburn with Darwen Council (2019) Blackburn with Darwen Corporate Plan 2019-2023, p12 
42 Blackburn with Darwen Housing and Economic Need Assessment (GL Hearn, 2018) 
43 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020) para 2.22. The gross residual 
requirement is 57.1hectares which equates to a net residual requirement of 47.5hectares having regard to completions of 
9.6hectares 
44 85% of identified floor-space required (Source, Turley Economics Report, Table 2.4) 
45 BE Group, Employment Land Review Study 
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relevant Policy 28 sites and a 40% share in Frontier Park46 together with planning 

permissions for employment accommodation on unallocated sites. Having regard to 

completions and plots being developed for non-employment uses the current available 

supply (gross) amounts to 47.49hectares47 48. This represents a shortfall of 13.4 

hectares. 

5.18 However, the calculation (of 47.49 hectares supply) does not take into consideration 

the quantum of land which would be lost from available supply to site servicing, 

infrastructure and landscaping. A gross to net ratio of 75% is typically applied to sites 

where extensive infrastructure and landscaping would be required along with access 

road infrastructure. When allowing for such factors on the existing supply of allocated 

sites, it has been estimated that the amount of land available to accommodate 

employment related development would reduce from 43.9 hectares to around 33.5 

hectares (net), resulting in an additional shortfall of around 10.4 hectares against the 

identified requirement (23.8ha in total).    

5.19 In considering the balance between the existing employment land supply (net) and the 

identified requirement for the plan period 2018-37 it can be concluded that: 

• There is an identified need / requirement for 47.5 hectares of employment land 

in the plan period 2018-203749; 

• The inclusion of a five-year buffer for flexibility and choice (as advised by the 

ELRS) increases the requirement to 61 hectares;  

• The existing gross supply of employment land amounts to 47.49 hectares 

resulting in a shortfall of at least c.13.4 hectares of employment land;  

• The identified shortfall increases to 23.8hectares when a 75% net to gross ratio 

is applied to allocated sites.  

5.20 Having regard to the above it can be concluded that there is a demonstrable 

requirement for the allocation of at least 13.4hectares and potentially up to 23.8 

hectares of additional employment land in the borough for the plan period 2018-2037.  

5.21  The Employment Land Review Study (2019)50 is clear in its conclusion that the 

preferred location for future development in Blackburn is the M65 Corridor area with it 

advising that: 

“Future development should be based around the motorways. This is most important 

for industrial units where easy HGV accessibility is key and where links to existing 

                                                           
46 With majority located in Hyndburn Borough 
47 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020), para 5.2 
48 Comprising 43.85hectares on Local Plan Part 2 Policy 13 and 28 sites and 3.64 hectares from unallocated sites with planning 
permission. 
49 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020) para 2.22. The gross residual 
requirement is 57.1hectares which equates to a net residual requirement of 47.5hectares having regard to completions of 
9.6hectares 
50 BE Group (2018) Employment Land Review Study 
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industrial estates of Shadsworth, Whitebirk, Walker Park and Roman Road and 

Blackburn Interchange can be made”51. 

5.22 Having regard to the qualitative issues outlined below (paragraphs 5.25-5.40), it is clear 

that a significant proportion of the identified requirement should be met through a 

strategic site allocation. Identifying strategic sites for local and inward investment is a 

key requirement of the NPPF and a key objective of both the Lancashire Strategic 

Economic Plan and the Pennine Lancashire Growth and Prosperity Plan (see section 4). 

Such allocations represents an important mechanism for creating a more balanced 

portfolio of employment land and delivering growth in a Blackburn context. This has 

been a successful strategy over a number of years, and will be critical if the borough is 

to ensure Blackburn, and Lancashire as a whole, is positioned to respond to ‘new 

opportunities to maintain and grow skills, activities and productivity’52. 

5.23 A continued reliance on older stock and smaller sites in poorer, more urban locations 

that are no longer fit for purpose, will evidently attract less demand from both local 

businesses and outside investors. It will also fall short of meeting the design and 

sustainability standards that are now required by many businesses. 

5.24 Without a strategic site allocation there is a risk that the current (very limited) supply 

will be quickly depleted and the lack of choice will be exacerbated. This in turn will act 

as a major constraint on investment, job creation and the sustainable recovery and 

growth of the local economy.  

A Qualitative Need for a Strategic Employment Site Allocation  

5.25 In addition to the identified quantitative requirement for the allocation of additional 

employment land, significant issues relating to the availability and quality of existing 

employment premises within the borough are also required to be addressed.  

5.26 This would be accordance with the Planning Practice Guidance which confirms that 

planning policies and decisions should be based on up to date evidence of current 

market demand for employment space. The PPG advises that regard should be had to a 

number of factors including trends in take up and availability, as well as the locational 

and premises requirements of particular types of business. 

5.27 The analysis completed by Turley Economics (having regard to the conclusions of the 

ELRS, review of Co-Star data and discussions with developers, property agents and 

business and economic forums) identifies a number of additional considerations 

relating to qualitative supply, which a SES allocation could help to address.  

5.28 The majority (60%) of the identified employment land supply comprises brownfield 

sites (28.41 hectares). This compares to just 19.08 hectares of greenfield supply (40%) 

and indicates a relative in balance in supply which could act as a constraint to 

investment and delivery. 

                                                           
51 Ibid, para 7.16 
52 Lancashire Authorities (2020) Redefining Lancashire: our approach to recovery, p7 
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5.29 All of the allocated greenfield sites which contribute to the available supply are less 

than 5 hectares in size. Collectively these sites have capacity to accommodate around 

68,000m2 of floor space. This is considered to be insufficient in the context of the scale 

of assessed need for industrial (62,996 m2), but particularly warehouse space 

(119,157m2) where developers and occupiers require access to sites which can 

accommodate larger floor plate premises; a requirement which cannot be 

accommodated on brownfield alternatives. 

5.30 There is only one years’ worth of industrial floor-space supply and just over four 

years’ worth of supply of office accommodation53. The lack of supply is illustrated with 

reference to data on current availability. Co-Star data reveals that as of Q3 2020, less 

than 5% of floor-space for both general & light industrial and storage & distribution 

uses is currently available; significantly lower than the c.10% that is considered optimal 

to allow for the market churn that enables existing and new businesses to find space 

suitable for their needs54. The lack of supply is particularly acute with respect to larger 

properties: there is no floor-space available over 10,000m2 and only one unit available 

over 5,000m2
 55.  

5.31 This lack of availability is exerting a downward pressure on rates of take up. Whilst 

levels of take up of office, industrial and warehousing accommodation was relatively 

high in the period 2012-2017, figures have declined in the last three years; even before 

the additional challenges presented by the Covid-19 pandemic. Within the industrial 

sector take up in 2019 was the lowest since 201056.  

5.32 Where take up has occurred, this has been focussed around locations along the M65 

corridor with industrial estates such as Roman Road, Walker Park and Frontier Park 

representing the most commercially attractive areas. However, there remains a very 

limited choice of sites and premises in these locations to satisfy demand.  

5.33 Existing supply is dominated by lower quality premises. Approximately 97% of general 

/ light industrial premises and 96% of storage distribution premises are of low quality57. 

The absence of high quality accommodation within these sectors means that many 

existing businesses are occupying increasingly inefficient and outdated accommodation 

with the lack of modern stock impacting on the competitiveness of individual 

businesses and the borough as a whole. 

5.34 The existing supply of accommodation is dominated by smaller units. Whilst 

Blackburn has stock of over 1.5millionft2 of commercial floor-space, evidence suggests 

that the market is dominated by smaller units in both the office and industrial sectors. 

For offices and general / light industry, units of <500 m2 predominate whilst just under 

50% (91 of a total 199) of storage & distribution units are sized between 1,000 and 

2,499 m2. There are relatively few units larger than 5,000m2 across all market 

segments. 58 

                                                           
53 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020),  Para 4.46 
54 Turley Economics-The Economic Case for a New Strategic Employment Site (November 2020), Para 4.43 
55 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020), Para 4.44 
56 Ibid, Para 4.35 
57 Ibid, Para 4.18 
58 Ibid, Para 4.14  
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5.35 The vast majority of leases for both industrial and office accommodation have been for 

smaller units. Of the 166 office-space transactions completed since 2010, 128 have 

related to floor-space of <250m2 59. Similarly, the majority of industrial leases have 

been for smaller floor-spaces (<5,000 m2). 

5.36 There is a significant ‘pent-up’ demand for employment land and premises in the 

Borough. Set against the constrained supply position outlined above, BWD advises that 

there is over 115,000m2 60(1.2 million ft2) of unmet occupier requirements which have 

accumulated over the last two years.  Approximately 75,000m2 of the total 

requirement is associated with two large manufacturing requirements for buildings of 

27,900m2 and 46,500m2 respectively.  

5.37 These unmet requirements alone translate into a need for 28 hectares of land61.  

5.38 The majority of demand is in relation for industrial sites / premises located within the 

M65 Corridor. Lancashire’s tradition in the manufacturing and advanced engineering 

sectors is viewed as key points of distinction that drives demand for commercial 

property. Walker Park and Shadsworth in particular, remain popular locations for these 

uses, however they are almost fully occupied and have limited expansion potential.   

5.39 The success of these sites within the M65 Corridor, demonstrates that where the right 

product is provided in the right location, at the right price there is demand from local 

companies and also inward investors looking for high quality, affordable industrial 

space.  

Summary and Conclusions 

5.40 In summary: 

• There a demonstrable requirement / need for between 13.4 and 23.8 hectares of 

additional employment land to be allocated as part of the Local Plan review 

process.  

• A substantial proportion of the identified requirement should be met through 

the identification and allocation of a Strategic Employment Site. This will allow 

for the creation of a more balanced portfolio of employment land and allow 

qualitative deficiencies within the current supply of employment 

accommodation and premises to be addressed.  

• Existing supply is acutely constrained. The majority of the existing employment 

land supply comprises brownfield land. All available green-field sites are less 

than 5 hectares in size and unable to meet larger floor-plate requirements.  

• Overall, there is less than one years’ worth of supply of industrial 

accommodation and approximately four years’ worth of office accommodation 

presently available within the borough. The available stock is dominated by units 

                                                           
59 Ibid, Para 4.36  
60 Ibid, Para 4.47 
61 Ibid, Para 4.50 
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which are predominantly of low / average quality and by smaller scale 

properties. 

• The constrained supply of land and premises is in contrast to high levels of 

demand.  There is presently unmet demand for over 115,000 m2 (1.2 million ft2) 

of accommodation largely within manufacturing / industrial sector. Satisfying 

this demand would require c.28 hectares of employment land.    

• The majority of market demand is for industrial floor-space, focussed within the 

M65 Corridor. Existing developments such as Walker Park and Shadsworth 

remain popular locations for such uses but are almost fully occupied and have 

limited expansion potential. The Employment Land Review Study62 advises that 

future developments should be located around the M65 Motorway where there 

is ease of access to the strategic highway network and clusters of activity. 

• The success of existing sites within the M65 demonstrate that when the right 

product is provided in the right location, at the right price there is demand from 

local companies and also inward investors looking for high quality, affordable 

industrial space.  

• The need for additional employment land and acute shortage of available 

premises is of particular significance given the importance of the manufacturing 

sector to the borough’s economy in terms of levels of employment generated 

and contribution to GVA and, in turn, the importance of Blackburn with Darwen 

to the success of the wider Lancashire economy.  

                                                           
62 BE Group (2018) Employment Land Review Study 
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6. Socio- Economic Benefits of Release of land at 
J5 

6.1 The release of land at J5 of the M65 from the Green Belt and its subsequent 

development for employment accommodation has the potential to attract significant 

levels of investment within and to BWD, in turn supporting a range of local economic 

priorities whilst also responding to national and local strategic policy imperatives 

relating to economic recovery and job creation.   

6.2 The scale and significance of these potential economic benefits has been quantified by 

Turley Economics with the key findings summarised below.  

6.3 The quantification of economic benefit is based upon the indicative draft Development 

Framework prepared by Capita 63 which suggests a net developable area of 28.4 

hectares with the potential to accommodate up to 123,000 sq m of Class E(g)(i) Office, 

Class E(g)(iii) Light Industrial, B2 General Industrial and B8 Storage and Distribution 

floor space.   

Table 6.1: Total Construction Phase Impacts 

Potential Construction Phase Impacts  

 The construction of the development would support important investment in the 

construction sector equivalent to an estimated £160million.  

 This investment would support c.75 net additional full time equivalent (FTE) 

construction jobs on site and within the wider supply chain each year over the 

assumed construction period (20 years). Of these, 30 FTE jobs (annually) would be 

within BWD. 

 Construction activity would generate an additional £4.7million GVA contribution 

to the North West economy each year, of which £3.6million would contribute to 

the growth of the BWD economy. Over the duration of the full construction 

period this would equate to an additional £94million GVA across the North West 

of which £72million GVA would be within BWD. 

  

                                                           
63 Land at Junction 5, Development Framework Drawings (Capita, August 2020) 
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Table 6.2: Total Operational Phase Impacts 

Potential Operational Phase Impacts  

 The development would have the potential to support 2,700 net additional jobs 

across the North West economy, including 1,250FTE jobs for residents of 

Blackburn64; 

 There is the potential for site redevelopment to deliver an annual £173million 

GVA contribution to the North West economy once fully occupied, of which £135 

million would be generated within BWD. 

 Potential to generate £1.9million in business rate revenue annually to be retained 

by BWDBC. This would be available to contribute towards investing in and 

maintaining local infrastructure   

6.4 The above figures represent the total impact of site development across all three land 

parcels which together make up the site at J5 (see Figure 2.1). Given that only parcels 1 

and 3 are proposed to be allocated and brought forward for development during the 

plan period (2018-2037) a breakdown of the aforementioned benefits, by land parcel, 

is presented below: 

Table 6.3: Operational Phase Impacts by Land Parcel 

Metric  Site 1 Site 2 Site 3  

Net additional 

FTE jobs  

1,280 across the NW 

(585 would be 

within BWD).  

1,125 across the NW 

(515 would be within 

BWD) 

310 across the NW (140 

would be within BWD) 

Net GVA 

Generation  

£82million across 

NW (of which 

£64million would be 

within BWD) 

£72million across NW 

(of which £56million 

would be within BWD) 

£20million across NW 

(of which £15million 

would be within BWD) 

Business Rates  £900,000 per annum  £800,000 per annum  £200,000 per annum 

6.5 These potential economic benefits are substantial in nature, will persist over a long 

period and will be of assistance to the residents and workforce of Blackburn and to 

people living within the wider sub-region.  

6.6 Indeed the projected economic benefits assume greater significance in the context 

considerations relating to deprivation, unemployment and levels of household income 

within the borough.  

6.7 The 2019-based Indices of Deprivation indicates that BWD is within the top-5% most-

deprived authorities in the country (14th of 317). This positioned has worsened since 

2015 when it was recorded as the 24th most-deprived in England. 

                                                           
64 Includes indirect jobs generated within the supply chain 
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6.8 The economic activity rate amongst the working age population (aged 16-64) within 

the borough is lower (at 73%) than regional and national averages (78% and 80%).  

6.9 Similarly levels of employment (at 69%) are confirmed to be lower than regional and 

national averages (75% and 77%). As of September 2020, there were circa 7,650 people 

claiming out-of-work benefits in Blackburn with Darwen, accounting for 8% of the 

resident working-age population65.   

6.10 Indeed, total claimant figures have increased by 71% across the authority since January 

2020, principally as a result of the impacts of the Covid-19 pandemic. The latest 

economic forecasts produced by Experian suggest that FTE employment in Blackburn 

will decline by a further 8,200 jobs in 2020 with pre-pandemic levels not reached until 

after 202366.  

6.11 For those in employment, the Office of National Statistics (ONS) latest Annual Survey of 

Hours and Earnings  indicates that average gross annual wages for full-time 

employment are lower in BWD than in the Lancashire Local Enterprise Partnership 

(LEP) Area, the North West and in England as a whole. Residents in Blackburn earn, on 

average £25,107 per annum compared to £30,661 in England as a whole. 

6.12 The provision of additional employment land will therefore be critical for creating new 

opportunities for job creation and investment and supporting the borough’s corporate 

ambitions of ensuring that everyone of working age has access to jobs and career 

progression irrespective of background  

Summary and Conclusions  

6.13 In summary: 

• The allocation and development of land at J5 of the M65 has the potential to 

deliver significant socio-economic benefits for the borough of BWD and the 

wider economies of Lancashire and the North West both during the construction 

phase and once fully completed and operational.  

• The creation of employment activities will assist in addressing BWDBC’s 

corporate priorities regarding access to jobs, careers and social mobility. It will 

also assist in supporting the borough’s performance in relation to indicators such 

as deprivation, levels of economic activity and employment rates within the 

borough.  

                                                           
65 Turley Economics-The Economic Case for a New Strategic Employment Site (November 2020), Para 6.22 
66 Turley Economics-The Economic Case for a New Strategic Employment Site (November 2020), Para 6.28 
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7. Impact on the Green Belt  

7.1 National planning policy is clear that once established, local authorities should only 

alter Green Belt boundaries where exceptional circumstances are fully evidenced and 

justified, through the preparation or updating of plans. 

7.2 To inform an assessment of whether exceptional circumstances exist to justify the 

removal of the land at Junction 5 from the Green Belt an assessment has been 

undertaken of the land against each of the five purposes of the Green Belt as set out in 

the NPPF.  

7.3 The assessment draws upon a Green Belt Assessment which was undertaken by LUC on 

behalf of the Council in December 2019 and which forms part of the Council’s evidence 

base for the draft Local Plan.67 The findings are summarised below. 

Green Belt Assessment  

7.4 The Green Belt assessment prepared by LUC is intended to provide the Council with an 

“independent, robust and transparent assessment of the Green Belt within the 

borough”. 

7.5 The assessment was completed in two stages. Stage 1 assessed the whole of the Green 

Belt in the borough in terms of its contribution to the five purposes of the Green Belt, 

as set out in the NPPF, namely: 

• To check the unrestricted sprawl of urban areas;  

• To prevent neighbouring towns from merging into one another;  

• To assist in safeguarding the countryside from encroachment; 

• To preserve the setting and special character of historic towns; and  

• To assist in urban regeneration, by encouraging the recycling of derelict and 

other urban land. 

7.6 Stage 2 involved a more focussed assessment of the potential harm to the Green Belt 

which may arise from the allocation and redevelopment of individual parcels of land. 

The assessment considered the extent to which the release of different areas of land 

would reduce the contribution to Green Belt purposes through the loss of openness of 

the released land and the resulting impact this could have on the strength of the 

adjacent Green Belt.  

7.7 In identifying areas which would, if released, result in harm to Green Belt purposes, the 

assessment can be used (alongside wider analysis relating to environmental / 

sustainability considerations) to help inform decisions regarding the relative merits of 

different locations for potential allocation of land.   

                                                           
67 Blackburn with Darwen Borough Green Belt Assessment – Land Use Consultants (December 2019) 



 

24 

Land to be removed from the Green Belt 

7.8 The land which is proposed to be released from the Green Belt is identified as Parcel 

B15 with the Green Belt Assessment report and is located to the east of Junction 5 of 

the M65.  

7.9 It comprises a network of agricultural fields, agricultural buildings and a small number 

of houses with the B3261 running through the northern half. The M65 provides a 

distinctive edge to the urban area of Blackburn which is located to the west. Although 

this has been breached by a small number of houses located on Haslingden Road which 

forms the southern boundary, the M65 restricts any significant urbanising influence 

from the town.  

7.10  The lack of any significant boundary features to the north east, east and south east 

lends the parcel a strong relationship with the surrounding countryside. 

 

Assessment against Green Belt Purposes 

(A) To Check the Unrestricted Sprawl of Urban Areas 

7.11 The land at Junction 5 forms part of the Green Belt located to the south east of 

Blackburn with the M65 marking the edge of the urban area. The Green Belt in this 

area is considered to make a strong contribution in inhibiting the breaching of the M65 

and the eastwards sprawl of Blackburn. 

7.12 LUC’s Stage 2 assessment further notes that the site (Parcel B15) retains a strong sense 

of openness and relationship with the wider countryside with the M65 providing 

distinction from the edge of Blackburn. It is considered that future development of the 

site would constitute unrestricted sprawl with a significant impact on this Green Belt 

purpose.  
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(B) To Prevent Neighbouring Towns From Merging into One Another  

7.13 The land at Junction 5 forms a part of the Green Belt which is considered to make a 

strong contribution to the strength of the M65 as a boundary to Blackburn, inhibiting 

the eastward sprawl towards the neighbouring town of Accrington. 

7.14 LUC’s Stage 2 assessment further confirms that the site (Parcel B15) inhibits the 

breaching of the M65 and the eastward sprawl of Blackburn towards Accrington. It is 

considered that future development of the site would have a relatively significant 

impact on this Green Belt purpose.  

(C )To Assist in the Safeguarding of the Countryside from Encroachment  

7.15 The land at Junction 5 forms a part of the Green Belt which is considered to make a 

strong contribution to purpose of safeguarding the countryside from encroachment 

and its inherent openness. The same conclusion is reached in respect of all other areas 

of Green Belt within the Borough save only for small pockets to west of Blackburn, 

south of Darwen, west of Hoddlesden and in and around the villages of Chapeltown, 

Edgworth and Turton Bottoms. 68 

7.16 LUC’s stage 2 assessment further confirms that the site (Parcel B15) is open in 

character and maintains a strong relationship with the wider countryside. It is not 

contained or significantly influenced by Blackburn to the west due to the strong 

boundary feature provided by the M65. It is considered that future development of this 

site would have a significant impact on this Green Belt purpose  

(D) To Preserve the Setting and Special Character of Historic Towns  

7.17 The land at Junction 5 forms a part of the Green Belt which make no contribution to 

preserving the setting or special character of historic towns. Future development of the 

site would have no impact on this Green Belt purpose.  

(E ) To Assist Urban Regeneration by Encouraging the Recycling of Derelict and other 

Urban Land  

7.18 All Green Belt land is assessed as making a moderate contribution to assisting urban 

regeneration. 

Overall Assessment of Harm to Green Belt Purposes  

7.19 The LUC assessment confirms that land at J5 makes a strong contribution to the Green 

Belt purposes of checking the unrestricted sprawl of urban areas, preventing 

neighbouring towns from merging and safeguarding the countryside from 

encroachment.  The release of the site (Parcel B15) for development could result in 

significant urban sprawl and encroachment on the countryside and could have a 

relatively significant impact on maintaining settlement separation between Blackburn 

and Accrington. Its release could also have a major impact on adjacent Green Belt land 

to the south. Overall the harm to the Green Belt from the release of the site (Parcel 

B15) could be high. 

7.20 The precise extent and nature of any ‘harm’ to Green Belt purposes would of course be 

dependent on the scale, height and layout configuration of the development 

                                                           
68 LUC Green Belt Assessment, paragraph 4.15 
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proposition and there may be opportunities to mitigate or lessen some of the 

identified impacts through sensitive design on site or offset such impacts through 

works offsite. Such considerations could be considered during later stages of the plan 

making process and /or as part of the detailed planning application process. 

Mitigation / Offsetting of Harm 

7.21 The extent to which the identified ‘harm’ can be mitigated would typically be 

determined during the detailed planning application stage. Such measures could 

include the use of landscape planting to help establish / define / integrate a new Green 

Belt boundary (i.e. a woodland belt); appropriate siting of buildings having regard to  

topography, height and density of built development and the use of appropriate 

materials. There may also be the potential to enhance access to the remaining Green 

Belt through enhancing the connectivity of existing rights of way or the provision of 

access along the Green Belt boundary.  

7.22 As is noted in Section 8, a Landscape Character Assessment completed by Cass 

Associates makes a number of recommendations as to how the effects of future 

development may be mitigated including the incorporation of a strong landscape 

structure and buffer zone around the perimeter of the site boundary, retaining 

/enhancing / conserving the network of dry-stone wall field- boundaries wherever 

possible and providing a strong landscape treatment along the western boundary, 

adjacent to the M65 Motorway to help integrate development in the wider setting. 

Such recommendations could become part of future detailed policy requirements.   

7.23 In addition to mitigation, the NPPF and Planning Practice Guidance69 advise that where 

it has been identified that it is necessary to release Green Belt land for development 

(as is the case at Junction 5), the plan making authority should set out policies for 

compensatory improvements to the environmental quality and accessibility of the 

remaining Green Belt land.  

7.24 The opportunity for such compensatory improvements will be considered and 

consulted upon during subsequent stages of plan production. The opportunity for the 

delivery of a range of compensatory measures will be explored and these may include 

proposals in relation to the provision of new and enhanced green infrastructure, 

woodland planting, improvements to biodiversity (i.e. through the management of 

hedgerows and agricultural field margins) and provision of habitat connectivity and 

natural capital. Opportunities for the provision of new/enhanced walking or cycling 

routes or facilities for other recreational activities will also be explored as will 

opportunities to improve damaged or derelict land elsewhere within the Green Belt. 

7.25 Any such opportunities would of course be influenced by matters relating to 

landownership constraints and other factors with delivery to be secured by the 

requirements of individual planning polices and (where necessary) planning conditions 

/ Section 106 agreements.   

 

                                                           
69 NPPF, para 138; PPG Paragraph: 002 Reference ID: 64-002-20190722 
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Conclusion  

7.24 As outlined above, consideration of harm to the Green Belt is a critical part of 

establishing whether there are exceptional circumstances to justify making alterations 

to Green Belt boundaries. However, there are a broader range of factors that also need 

to be considered including sustainability and viability and it can be the case that the 

most appropriate and sustainable locations for development result in high harm to the 

Green Belt. Planning judgement is therefore required in establishing whether the need 

for and benefits of Green Belt release outweigh the harm to the Green Belt and any 

other harm.  

7.21 Section 10 presents the aforementioned planning balance where the need for / 

benefits of the release of land at J5 (as outlined in Sections 6 and 7), together with the 

absence of reasonable alternatives (Section 9) are weighed against the harm to the 

Green Belt outlined above and any other harm (Section 8).  
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8. Environmental Considerations  

8.1 This section of the report addresses relevant technical and environmental 

considerations which are relevant, at this stage, to determining the suitability of land at 

Junction 5 for the intended allocation and the extent of potential environmental 

effects that may arise through its redevelopment.  

8.2 It draws upon available evidence commissioned by BWDBC as part of its Local Plan 

review process.  

8.3 The assessment is necessarily high-level but nonetheless appropriate for the 

Regulation 18 stage of the plan making process. It is acknowledged that further work 

will be required in the future (i.e. at Regulation 19 Stage and as part of any planning 

applications that may come forward). The need for and extent of further assessment 

work can be identified within the terms of individual planning policies.  

Highways / Transportation   

8.4 WSP has been commissioned by BWDBC to complete a Transport Study70 to evaluate 

the future transport implications of the proposed site allocations as set out within the 

draft Local Plan. The purpose of the study is to demonstrate the ‘deliverability’ of the 

sites which are proposed for allocation by showing that the necessary infrastructure is 

already in place or that it can be delivered such that development will not be 

constrained from coming forward.  

8.5 The assessment is being completed in three stages: Stage 1 (Baseline Conditions); Stage 

2 (Impact Assessment) and Stage 3 (Identification of Mitigations).  

8.6 Stage 1 (Baseline Conditions) has been completed. It confirms that in 2017, BWDBC 

commissioned an assessment of the potential capacity benefits of several 

improvement scheme options for J5 of the M65 Motorway. Despite (at the time) 

having recently undergone improvements as part of the National Pinch Point Fund 

(NPPF) traffic was observed to regularly queue back along both the eastbound and 

westbound off-slips and impact the A6077 Haslingden Road.  

8.7 Subsequent modelling allowed a junction improvement scheme to be designed which 

had the potential to deliver additional capacity. This alone would, however, only 

deliver modest benefits to the A6077 Haslingden Road Corridor and it was 

recommended that further standalone schemes or packages of improvement works be 

considered.  

8.8 BWDBC has since submitted an expression of interest to the Department for 

Transport’s (DfT’s) Local Pinch Point Fund 2021/22 and 2022/23, relating to the 

Haslingden Road Growth Zone and M65 Junction 5. The proposed scheme involves 

improvements to M65 Junction 5, comprising the introduction of a third circulatory 

lane and increased capacity on all approaches, including the slip roads. The scheme 

seeks to both address current peak time issues and ease future congestion issues 

                                                           
70 Blackburn with Darwen, Local Transport Study, Stage 1, Baseline Report (WSP, October 2020) 
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relating to the committed and possible future developments. The scheme has local 

political support and support from Highways England.  

8.9 In view of the foregoing it may be concluded that there are currently no known 

constraints to the delivery of future development on land adjacent Junction 5 of the 

M65 although detailed analysis is still ongoing (Stages 2 and 3) as part of the Local Plan 

review process. A separate technical report which examines the highway implications 

of the release of land at Junction 5 is presently being prepared and will form part of the 

evidence base in due course. Detailed analysis of the issue will also be required to be 

undertaken at planning application stage pursuant to Local Plan policy requirements.   

Ecology  

8.10 A desk top appraisal of all sites proposed for allocation has been completed by 

Lancashire Environment Record Network (LERN) on behalf of BWDBC71. Such work has 

been undertaken in order to ensure that the plan making process is in accordance with 

the provisions of the NPPF/PPG. 

8.11 In respect of the land at Junction 5, the assessment confirms that the site is 

comparatively free of ecological constraints. It is not located within 400 metres of 

statutorily designated nature conservation site (such as Sites of Special Scientific 

Interest (SSSI), Special Area of Conservation (SAC), Ramsar) nor is it located within or in 

close proximity to local or national nature reserves. In terms of species there are no 

records of Bats (within 400 metres), or Great Crested Newts (within 250 metres). There 

are no records of water voles or UK protected species.  

8.12 In light of the available evidence it is reasonable to conclude, at this stage, that there 

are no significant ecological constraints to the redevelopment of land at Junction 5. 

Further detailed consideration of issues relating to ecology and biodiversity will be 

required at later stages of the plan review process and can be resolved, in detail, at 

planning application stage pursuant to policy requirements set out within the draft 

Local Plan. 

Flood Risk 

8.13 A Level 1 Strategic Flood Risk Assessment has been prepared by JBA Consulting on 

behalf of BWDBC in order to information preparation of the draft Local Plan72.  

8.14 The assessment provides an assessment of each of the sites proposed for allocation in 

terms of the proportion (%) of each site located within each of the fluvial flood zones 

(1-3b) and the level of risk from surface water flooding. Based on this information 

strategic recommendations are provided ranging from “A” – consider withdrawal of 

the site as a proposed allocation due to significant risk of fluvial or surface water flood 

risk to “E” – site suitable for allocation on flood risk grounds subject to suitable 

consultation with the Lead Local Flood Authority. 

                                                           
71 Lancashire Environment Records Network (2020) 
72 Blackburn with Darwen Borough Council Level 1 Strategic Flood Risk Assessment, JBA Consulting (October 2020) 
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8.15 The SFRA concludes that the land at Junction 5 is located almost entirely within Flood 

Zone 1 (99.89%) and is not at significant risk of flooding from surface water. The SFRA 

recommends that flood risk be considered in detail during the design of the site layout 

and individual buildings (recommendation category “C”).  

8.16 In the circumstances it may be concluded that there are no significant constraints to 

site redevelopment arising from flood risk. Detailed matters relating to site layout and 

finished floor levels can be resolved at planning application stage pursuant to policy 

requirements set out within the draft Local Plan.  

Landscape Character  

8.17 A Landscape Character Assessment has been completed by Cass Associates73 on behalf 

of BWDBC in order to inform preparation of the draft Local Plan. The assessment 

presents a high level appraisal of the landscape sensitivity of land at J5 to its proposed 

allocation for employment development.  

8.18 The assessment confirms that the site is not located within any national or landscape 

designation and its use as pastoral farmland for grazing limits its recreation potential 

although there is a network of public rights of way which pass through the site.  

8.19 The assessment concludes that, overall, the site holds a medium sensitivity to 

development for employment accommodation. However, the impact of future 

development on landscape character could be mitigated through a sensitive approach 

to the layout and scale of development at planning application stage. The report 

includes a number of recommendations as to how this might be achieved including the 

incorporation of a strong landscape structure and buffer zone around the perimeter of 

the site boundary, retaining /enhancing / conserving the network of dry-stone wall 

field- boundaries wherever possible and providing a strong landscape treatment along 

the western boundary, adjacent to the M65 Motorway to help integrate development 

in the wider setting. It is also recommended that placing taller, more visually intrusive 

development in the more elevated parts of the site (i.e. the south-east corner) is 

avoided). 

8.20 The draft Development Framework74 provides an indication of how the site may be laid 

out in response to the recommendations presented within the Landscape Character 

Assessment and, in the circumstances, it may be concluded at this stage that whilst the 

site holds medium sensitivity to change a new development could be successfully 

integrated into the landscape through sensitive design and appropriate mitigation. 

Again, such matters can be resolved in detail through later stages of the plan making 

process and through the preparation of individual planning applications. 

Summary 

8.21 In summary, a preliminary analysis of potential environmental constraints to 

development of land at J5 has been undertaken at a level of detail sufficient to inform 

the preparation of a draft Local Plan (Regulation 18 stage). This analysis demonstrates 

                                                           
73 Blackburn with Darwen: Landscape Character Appraisal (Cass Associates, June 2020) 
74 Land at Junction 5, Development Framework Drawings (Capita, August 2020) 
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(in so far as possible having regard to the level of analysis undertaken) that there are 

no significant constraints to redevelopment of the site for employment purposes. 

Further detailed analysis at subsequent stages of the plan preparation process and, as 

appropriate, as part of the preparation and submission of detailed planning 

applications would ensure that any significantly adverse effects are avoided and / or 

minimised through a sensitive approach to scheme design.  
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9. Consideration of Reasonable Alternatives  

9.1 As noted in earlier sections of this report, BWDBC propose the release of land at J5 of 

the M65 from the Green Belt and its allocation as a Strategic Employment Site within 

the draft Local Plan in order to meet identified needs over the plan period 2018-2037. 

9.2 Planning policy on the Green Belt is captured within the National Planning Policy 

Framework (NPPF).  

9.3 Paragraphs 136-138 of the NPPF advises that: 

“Once established, Green Belt boundaries should only be altered where exceptional 

circumstances are fully evidenced and justified, through the preparation or updating of 

plans (136)…..” 

“Before concluding that exceptional circumstances exist to justify changes to the Green 

Belt boundaries, the strategic policy making authority should be able to demonstrate 

that it has examined fully all reasonable options for meeting its identified need for 

development (137)…” 

“When drawing up or reviewing Green Belt boundaries, the need to promote 

sustainable patterns of development should be taken in account…..Where it has been 

concluded that it is necessary to release Green Belt land for development, plans should 

first give consideration to land which has been previously developed and / or is well 

served by public transport. They [the Council] should also set out ways in which the 

impact of removing land from the Green Belt can be offset through compensatory 

improvements to the environmental quality and accessibility of remaining Green Belt 

land” (138) 

9.4 In order to establish whether there are any “reasonable alternatives” to the proposed 

release of land at J5 for employment development (which are capable of addressing 

the need identified in Section 5) the process by which BWDBC has identified, appraised 

and selected candidate sites as to their suitability for allocation for employment 

purposes has been reviewed. 

9.5 The consideration of alternative sites has been supported by Aspinall Verdi75 who have 

advised that in order to address the need identified in Section 5, prospective sites 

would need to:  

• Be of sufficient size and scale capable of accommodating a range of types of 

accommodation to facilitate the diversification of existing available supply within 

the borough;  

• Provide direct HGV access to the strategic motorway network (particularly for 

industrial / warehouse occupiers); 

                                                           
75 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020), para 5.19 
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• Be of sufficient scale to allow the incorporation of areas of strategic landscape 

infrastructure and other amenities which are critical to the creation of high 

quality environments including complementary facilities such as food and 

beverage which can contribute to an enhanced site environment (and as 

necessary viability). 

9.6 Sites would also need to provide ease of access to existing clusters of activity, 

suppliers, customers and / or skilled labour-force. They would also need to offer land 

which is ‘additional’ to that identified in the borough’s existing employment land 

supply.  

9.7 As is detailed further below and as expanded upon the in the Site Assessment 

Methodology76, BWD has followed a three stage process:  

9.8 Stage 1: Site identification The process of identifying candidate site allocations was 

completed through a Call for Sites exercise (October 2018)77, completion of an 

Employment Land Review (May 2019)78, and the gathering of information from a 

variety of other sources to complete a Site Assessment Methodology as set out below 

including a review of: site allocations within the existing Local Plan (part 2), sites 

identified within the Council’s Growth Pipeline Programme, review of sites within the 

Council’s ownership and a review of sites arising from Land Registry enquiries. 

9.9 This process led to the identification of 203 sites in total. Of these, approximately 40 

were identified as potential employment sites with the remainder being as prospective 

sites for residential development. 

9.10 The schedule of potential housing /employment sites identified at Stage 1 is presented 

within Appendix 1.  

Stage 2:  Site Screening 

9.11 In accordance with guidance presented within Planning Practice Guidance, a process of 

preliminary site screening was undertaken in order to identify, and remove from 

further consideration, those Stage 1 sites considered to be inappropriate for allocation 

having regard to a range of preliminary considerations including site size, location 

(having regard to the proximity to existing urban area and environmental designations 

such as Sites of Special Scientific Interest) and availability. 

9.12 Further details of the site screening criteria are presented in the Site Assessment 

Methodology.79 

9.13 This preliminary screening exercise led to a total of 129 sites being discounted; 26 of 

which were potential employment sites.  

9.14 The employment sites discounted from further consideration are identified in Table 6.1 

below together with a brief explanation as to why these are not considered to 

                                                           
76 Blackburn with Darwen Site Appraisals, September 2020 
77 Blackburn with Darwen Site Assessment Methodology, February 2020 
78 BE Group, Employment Land Review Study 
79 Blackburn with Darwen Site Assessment Methodology, February 2020 
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represent reasonable alternatives to the allocation of land at Junction 5 having regard 

to the key criteria identified by Aspinall Verdi.  

Table 9.1: Employment Sites Discounted at Stage 2 

Site 

Reference  

Site Name  Why not Reasonable Alternative 

S47 Former Hollins 

Paper Mill  

Site size (10.05 hectares) is able to support range of 

accommodation necessary to diversify existing supply. 

However, site is located within existing urban area and 

a secondary employment area. Site is distant from M65 

motorway. Majority of site within Flood Zone 3. 

S108 Land of Preston 

Old Road, 

Feniscowles  

Site size (12 hectares) has potential to accommodate 

range of types of accommodation but is not located in 

close proximity to M65 and cluster of existing activity.  

Site is located within the Green Belt and thus offers no 

advantage in planning policy terms. LUC Green Belt 

Assessment considers that release of the site for 

development would cause moderate- high impact to 

Green Belt purposes. Site functions as essential gap 

between settlements.  

Part of site is within Flood Zone 3 and located adjacent 

to a Biological Heritage Site.  

S126 Land to West of 

Roman Road  

Site extends to 54 hectares but is not considered to be 

reasonable alternative due to potential ecological 

impact on Polyphemus Woods BHS. Furthermore, part 

of site is located within Flood Zone 3.  The site does not 

benefit from direct / convenient access to the M65 

Motorway. 

The site is located within the Green Belt and thus offers 

no advantage in planning policy terms. LUC Green Belt 

Assessment confirms that the site is located in an area 

of the Green Belt which makes a strong contribution to 

checking unrestricted urban sprawl and safeguarding 

the countryside from encroachment (GB purposes 1 

and 3). It makes a moderate contribution to the 

prevention of towns from merging. The LUC 

assessment also confirms that release of the site for 

development would constitute relatively significant 

urban sprawl and encroachment. Its release would 

have moderate impact on Green Belt to the north and 

east. Overall its release would cause moderate- high 

impact to Green Belt purposes.  

S147 Bruce Street / 

Gladstone 

Street 

Extremely limited site size (0.31 hectares) is unable to 

support range of accommodation necessary to diversify 

existing supply. 
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Site 

Reference  

Site Name  Why not Reasonable Alternative 

Located within existing urban area and secondary 

employment area, distant from M65 motorway.  

Not available due to planning permission being granted 

for new industrial and warehouse unit with 

construction due to commence on site.  

S148 Cobble, Gate 

Street 

Extremely limited site size (1.11 hectares) is unable to 

support range of accommodation necessary to diversify 

existing supply. 

Located within existing urban area and secondary 

employment area, distant and dislocated from M65 

motorway.  

Not available due to planning permission being granted 

for new storage / workshop units with construction due 

to commence on site 

S151  Suez, Proposed 

Energy from 

Waste Centre 

Site size (7.41 hectares) offers some potential to 

support range of accommodation necessary to diversify 

existing supply. However, located within secondary 

employment area, distant and dislocated from M65. 

Unavailable. Extant planning permission for energy 

from waste facility which is expected to be 

implemented. 

S152 Roe Lee Mill 2 

Site (adjacent 

Council land)  

Extremely limited site size (0.29 hectares) is unable to 

support range of accommodation necessary to diversify 

existing supply. 

Located within existing urban area / secondary 

employment area distant from M65.  

S153 Former Star 

Tissue Site  

Extremely limited site size (0.65 hectares) is unable to 

support range of accommodation necessary to diversify 

existing supply. 

Located within existing urban area / secondary 

employment area distant from M65.  

S154 Wainwright 

Business Park 

(Phase 1) 

Very limited site size (1.03 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply. 

Located within inner urban area, distant from M65 

Forms part of existing employment land supply (Part 2: 

13/4) - would not deliver additional employment land.     

Extant consent for retail store which is currently under 

construction. Unavailable. 
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Site 

Reference  

Site Name  Why not Reasonable Alternative 

S155 Wainwright 

Way Business 

Park - Phase 2  

 

Extremely limited site size (0.19 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply.  

Existing site allocation (Part 2: 13/4) - would not deliver 

additional employment land.      

Located within inner urban area, distant from M65. 

S156 Wainwright 

Way Business 

Park Phase 3 

(Plots 1 &3)  

 

Extremely limited site size (0.55 hectares unable to 

support range of accommodation necessary to diversify 

existing supply.  

Existing site allocation (Part 2: 13/4) would not deliver 

additional employment land.  

Located within inner urban area, distant from M65. 

S157 Challenge Way  Extremely limited site size (0.4 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply.  

Unavailable. Planning permission for energy reserve 

facility with construction due to commence. Distant 

from M65. 

S158 Balle Street Mill Extremely limited site size (0.817 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply.  

Unavailable. Planning permission for energy reserve 

facility with construction due to commence.  

S160 Connect 4 

Business Park, 

Lower Darwen 

Extremely limited site size (0.645 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply although site holds planning permission 

for construction of 5 industrial units. Although 

proximate to M65, lack convenient access. 

S161  Harrison Street  Extremely limited site size (0.46 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply.  

Existing site allocation (Part 2: 13/5); would not deliver 

additional employment land.  Located within inner 

urban area distant from M65. 

S164 Lower Phillips 

Road 

(Whitebirk 

Industrial 

Estate) 

Site size (6.07 hectares) offers some potential to 

support range of accommodation necessary to diversify 

existing supply. 

Existing site allocation (Part 2: 13/1) which has seen 

development of industrial units during 2019/20 

including Hippo Preparation Factory (2.49 hectares) 

and Pets Store (1.44 hectares). The remaining 2.14 
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Site 

Reference  

Site Name  Why not Reasonable Alternative 

hectares of land is not considered to be developable. 

Distant from M65 and lacking convenient access in any 

event. 

S165 Furthergate 

Phase 2 

(Blakewater 

Road, Imperial 

Mill Business 

Park) 

No remaining land available to support range of 

accommodation necessary to diversify existing supply.  

Existing site allocation (Part 2: 13/2); would not deliver 

additional employment land.    

Located within urban area, lacking convenient access to 

M65. Site configuration constraint to viable 

development. 

S167 Evolution Park. 

Shadsworth 

Road  

Site size (3.82 hectares) offers limited potential to 

support range of accommodation necessary to diversify 

existing supply. Existing site allocation (Part 2: 13/6) 

Would not deliver additional employment land.  

Not available. Site reserved for Medipark associated 

with adjacent hospital use.  

S169 Waterside 

Employment 

Site, Haslingden 

Way 

Site size (4.64 hectares) offers limited potential to 

support range of accommodation necessary to diversify 

existing supply. Existing site allocation (Part 2: 13/8) 

Would not deliver additional employment land.  

 

S171  Commercial 

Way, Blackburn 

interchange  

Site Size (0.6 hectares) offers very limited potential to 

support range of accommodation necessary to diversify 

existing supply. Existing site allocation (Part 2: 13/10) 

Would not deliver additional employment land.  

 

Site is otherwise well located in relation to M65 but 

limited land available. 

S173  Frontier Park 

(Whitebirk)  

Site is located outside the borough (within Hyndburn) 

and identified as forming part of the existing identified 

employment land supply (3.67 hectares); would not 

deliver additional employment land.  

S174  Cathedral 

Quarter Phase 

II 

Extremely limited site size (0.11 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply. Located within inner urban area distant 

from M65.  

Existing site allocation (Part 2: 28/3); would not deliver 

additional employment land.  

Unavailable; site benefits from extant planning 

permission for office building with commercial ground 

floor uses.  
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Site 

Reference  

Site Name  Why not Reasonable Alternative 

S175  Witton Business 

Park, Preston 

Old Road  

Site size (10.5 hectares) has potential to accommodate 

range of types of accommodation but is not located in 

close proximity to M65 or cluster of existing activity. 

Currently utilised for employment purposes with high 

levels of occupancy. Existing site allocation (Part 2: 

28/4); would not deliver additional employment land. 

Current owner has no known aspirations for 

redevelopment. Site is unavailable.  

S177 Land to west of 

Roman Road, 

Blackburn  

Considered as part of S126 assessment. 

S178 Land to west of 

Lower Eccleshill 

Road  

Extremely limited site size (0.3 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply. Lacks convenient access to the M65. 

S183 Frederick Street  Extremely limited site size (0.65 hectares) unable to 

support range of accommodation necessary to diversify 

existing supply. Located within inner urban area distant 

from M65. Not available for development in the short 

term as occupied by operational business.   

S188 Chapels Park 

North  

Limited site size (2.57 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply.  

Existing site allocation (Part 2: 13/12) would not deliver 

additional employment land. Not available. Site is being 

proposed as Household Waste Recycling Facility.  

9.15 As can be seen from Table 6.1 above, a number of sites are not considered to represent 

reasonable alternatives to the allocation of land at J5 on the basis of their size, 

location, proximity to the M65 Corridor, availability and / or other environmental 

constraints.  

9.16 In some cases, individual sites also form part of the existing employment land supply 

(being allocated in the existing Local Plan and being proposed for allocation in the draft 

Local Plan). They would not, therefore, provide ‘additional’ employment land and 

would make no contribution to addressing the quantitative need for 14-27.5 hectares 

of additional employment land, unlike the land at J5. In most cases multiple reasons 

are applicable. 

9.17  The remaining 15 employment sites have been taken forward to a third stage of 

assessment and comprise proposed allocations in the draft Local Plan.  

9.18 During this final stage of assessment each site has been considered in detail against a 

range of criteria set out within the Site Assessment Methodology80. They have also 

                                                           
80 Blackburn with Darwen Site Assessment Methodology, February 2020 
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been subject to desk top ecological assessment81, Strategic Flood Risk Assessment82 

and Highways Assessment Document83 (see Section 8).  

Stage 3 – Assessing Proposed Allocations  

9.19 As is detailed in Table 6.2 below, none of the remaining sites considered as part of the 

Stage 3 Assessment represent “reasonable alternatives” to the proposed allocation of 

land at J5 for employment purposes.  

9.20 This is because 9 of the remaining sites comprise existing site allocations which have 

been carried forward from the existing Local Plan Part 2 and are also proposed for 

allocation in the draft Local Plan. These sites therefore comprise part of the ‘existing’ 

employment land supply and thus their allocation would make no contribution to 

addressing the need for 14-27.5 hectares of additional employment land, unlike the 

proposed allocation of land at J5. The remaining sites are either of insufficient scale to 

accommodate the range of types of premises identified as being needed necessary and 

/ or lack convenient access to the M65 Motorway.  

Table 9.2: Stage 3 Assessment  

Site 

Reference  

Site Name  Why not Reasonable Alternative  

S091 Former East 

Lancs 

Coachbuilders  

Very limited site size (1.5 hectares) is unable to support 

range of accommodation necessary to diversify existing 

supply. Forms part of existing employment land supply; 

would not provide ‘additional’ employment land. 

Proposed for a mix of uses in the new Local Plan. 

Located within existing urban area and secondary 

employment area. Site is distant from M65 motorway 

and lacks convenient access. 

S145 Blackamoor 

Road South  

Site Size (6.82 hectares) has potential to accommodate 

range of types of accommodation. This site has been 

subject to more detailed analysis – see below. 

S149 Furthergate 

Development 

(Plots 2-5) 

Site size (5.78 hectares) has some potential to 

accommodate a range of types of accommodation. 

However, the site comprises and existing Local Plan 

Part 2 Site Allocation (Policy 13/3) – it would not 

therefore deliver additional employment land. The site 

also lacks direct access to the M65 and associated 

prominence.  

S150 Furthergate 

Development 

(Plot 6) 

Extremely limited site size (0.56 hectares). The site also 

lacks direct access to the M65 and associated 

prominence. 

                                                           
81 Lancashire Environment Records Network (2020) 
82 Blackburn with Darwen Borough Council Level 1 Strategic Flood Risk Assessment, JBA Consulting (October 2020) 
83 Blackburn with Darwen, Local Transport Study, Stage 1, Baseline Report (WSP, October 2020) 
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Site 

Reference  

Site Name  Why not Reasonable Alternative  

S159 Dock Street Very limited site size (0.47 hectares) is unable to 

support range of accommodation necessary to diversify 

existing supply. Located within existing urban area and 

secondary employment area, distant from M65 

motorway 

S162 Hollins Grove  Limited site size (1.38 hectares) is unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2: 13/11); would 

not provide ‘additional’ employment land. Distant from 

M65 Motorway. 

S163  Futhergate 

Phase 2, Land 

at Greenbank 

Road  

Limited site size (3.89) hectares unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2: 13/2); would not 

provide ‘additional’ employment land. The site also 

lacks direct access to the M65 and associated 

prominence. 

S166 Furthergate 

Phase 1 

Site size (7.4) has some potential to accommodate 

range of types of accommodation but would not 

provide ‘additional’ employment land. Existing site 

allocation (Part 2: 13/3. Distant from M65. 

S168 Plot C, 

Shadsworth 

Business Park 

Limited site size (1.92 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2: 13/7) - would not 

provide ‘additional’ employment land. Subject to 

developer interest and potentially unavailable. 

S170 Premier Way, 

Walker Park  

Limited site size (2.61 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2: 13/9); would not 

provide ‘additional’ employment land). Subject to 

developer interest and potentially unavailable 

S172  Chapels Park 

South  

Limited site size (1.97 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2: 13/12); would 

not provide ‘additional’ employment land). Distant 

from M65.  

176 Sappi Site, Star 

Drive  

Limited site size (3.10 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2:28/8); would not 

provide ‘additional’ employment land).  

S180  Mill Bank 

Business Park 

Limited site size (4.64 hectares) unable to support 

range of accommodation necessary to diversify existing 

supply. Existing site allocation (Part 2: 28/9); would not 
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Site 

Reference  

Site Name  Why not Reasonable Alternative  

deliver additional employment land. Outline planning 

application submitted for employment floor space.  

 

S195 North East 

Blackburn (Land 

east of A116) 

Site size (97.8 hectares). Site comprises strategic 

residential allocation in draft Local Plan but potential 

scope to include employment accommodation. Subject 

to more detailed appraisal – see below. 

S197 Whinney 

Heights  

Very limited site size (0.51 hectares). Site comprises 

mixed use allocation and would not be able to support 

a range of accommodation necessary to diversify 

supply. 

9.21 As noted above, Sites S145 (Blackamoor Road North) and S195 (North East Blackburn) 

are not considered to represent reasonable alternatives to the allocation of land at 

Junction 5. This conclusion has been informed following more detailed analysis of 

commercial considerations as presented within the Turley Economics Report 

(paragraphs 5.26-5.34) 

9.22 As noted above, Aspinall Verdi have supported the alternative site assessment process 

by identifying a number of key commercial criteria which candidate sites would need 

satisfy in order attract market interest / demand and thus be considered for allocation 

as a Strategic Employment Site. In summary these criteria are:  

• Access to the strategic highway network; 

• Access to existing clusters of activity, suppliers, customers and labour force; 

• Sufficient scale to allow creation of high quality environment offering a choice of 

types of accommodation / plots, strategic landscape planting and green spaces 

and access to range of supporting facilities. 

S145 -Blackamoor Road North 

9.23 The land at Blackamoor Road (North) comprises a greenfield site (located outside the 

Green Belt) extending to 7.9 hectares, located to the west of the M65, broadly 

opposite the Shadsworth Industrial Estate. The desk top Ecological Appraisal84 and Site 

Appraisal Document85 confirm the site to be relatively free from ecological constraints 

and flood risk (being located entirely within FZ1) and with no known contamination.  

9.24 The site is considered to be capable of accommodating some employment uses (and 

indeed is proposed for allocation in the draft Local Plan in addition to land at Junction 

5). It is also considered to be reasonably well located in relation to the M65, existing 

clusters of businesses activity, markets and labour force. 

                                                           
84 Lancashire Environment Records Network (2020) 
85 Blackburn with Darwen Site Appraisals, September 2020 
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9.25 However, the site is considered to lack prominence (being located over a kilometre 

away from the M65) and lacks scale (being only 7.9 hectares). As such it would only 

make a partial (and relatively limited) contribution to addressing the quantitative need 

for additional employment which has been identified.  

9.26 Crucially, it is not of sufficient scale to offer the range of sites necessary to diversify the 

borough’s employment land supply nor accommodate the green infrastructure, green 

spaces and supporting uses necessary to create the sufficiently high quality 

environment associated with strategic employment sites.  

S197 – North East Blackburn  

9.27 The site in North East Blackburn (S197) is of considerable scale (97.8 hectares). Also 

comprising a greenfield site (located outside the Green Belt), the site is located 

between the existing settlements of Bank Hey and Brownhill, to the north of Blackburn 

Town Centre. The desk top Ecological Appraisal86 and Site Appraisal 

Document87confirm that the site is located within Flood Zone 1, and potentially 

contains areas of contamination. The aforementioned reports, along with the 

Landscape Character Appraisal88 also identify that the site contains two designated 

heritage assets (one Grade 2 and one Grade 2* listed buildings) and that whilst the site 

is not located within any national or local nature conservation designations it does 

contain some features of ecological value such as areas of lost and old woodland, areas 

of priority habitat including deciduous woodland areas and examples of European 

Protected Species.  

9.28 The site is presently proposed for allocation as a Strategic Housing Site in the draft 

location plan although there is potential for a proportion of the site to be allocated for 

employment purposes.  

9.29 Whilst the site is of sufficient scale to accommodate a range of types of premises it is 

not considered to represent a reasonable or suitable alternative to the allocation of 

land at J5, however. The site is located over 3km from the established employment 

areas at and around the M65 corridor. It therefore lacks the required connectivity to 

the strategic highway network and access to markets, customers and labour force 

supply. This lack of connectivity and prominence would compromise its ability to 

attract investors and larger scale employment uses.   

Conclusion  

9.30 Section 5 of this report identifies a need / requirement for the allocation of between 

13.4 and 23.8 hectares of additional employment land for the plan period 2018-2037. 

9.31 There is a particular need for sites which are located within areas of highest demand 

(i.e. within the M65 Corridor), which offer direct access to the M65 and which are of 

sufficient scale to accommodate development plots of varying size (particularly those 

capable of meeting larger scale requirements), premises of varying size and type the 

                                                           
86 Lancashire Environment Records Network (2020) 
87 Blackburn with Darwen Site Appraisals, September 2020 
88 Blackburn with Darwen – Landscape Character Appraisal (Cass Associates, June 2020) 
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associated green infrastructure and supporting uses necessary for a high quality, 

market facing environment.  

9.32 A systematic process of site identification and assessment of potential sites has been 

undertaken in accordance with the provisions of Planning Practice Guidance. The 

assessment clearly demonstrates that the majority of potential employment sites are 

of a very small scale, located within the existing urban area and lacking ease of access 

to the M65 corridor: they do not represent reasonable alternatives to the allocation of 

land at Junction 5 as a Strategic Employment Site.  

9.33 Two sites have, however, been subject to further detailed assessment (S145 – 

Blackamoor Road North & S197 – North East Blackburn) and consideration has been 

given to their particular characteristics and the extent to which they would address key 

commercial criteria assessed including when compared with the land at Junction 5 

(S147).  

9.34 The assessment prepared by Turley Economics / Aspinall Verdi89 confirms that for 

reasons including scale, prominence and access to the M65 the sites at Blackamoor 

Road and North East Blackburn do not represent reasonable alternatives to the 

allocation of land at Junction 5 as a Strategic Employment Site. 

9.35 Indeed the land at Junction 5 is a development opportunity distinguished by its 

location and general accessibility, but also its proximity to existing employment areas 

and clusters. Within this context, the sites key attributes include:    

• Its location directly adjacent to the M65 and benefiting from an existing 

motorway junction, which provides fast access to the M6 and M61 and labour 

markets in Preston and Burnley, but also national distribution networks.   

• Its proximity to an existing cluster of employment uses at Shadsworth Industrial 

Estate, Walker Park and Roman Road, highlighting the success of this location in 

employment terms; and 

• Its capacity to accommodate both smaller and larger premises requirements in 

response to identified market needs and unmet requirements, particularly 

within the manufacturing sector.   

• Its capacity to accommodate strategic green infrastructure and, as necessary, 

supporting amenity-based uses.  

9.36 In the circumstances and having regard to the foregoing, it can be concluded that there 

are no reasonable alternatives to the release of land at Junction 5 of the M65 if the 

identified requirement for a Strategic Employment Site within the M65 corridor is to be 

met.  

9.37 In reaching this conclusion regard has also been had to preliminary proposals by 

Hyndburn Borough Council to allocate additional land for two Strategic Employment 

Sites as part of its own Local Plan review90. These would be located at Altham (M65, J8) 

                                                           
89 Turley Economics-The Economic Case for a New Strategic Employment Site (November 2020), Para 5.27 
90 Hyndburn BC, Report to Cabinet, 21st October 2020 
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in the first instance and, in the longer term, at Whitebirk (M65, J6) to the west of 

Rishton. Development on the existing allocation at Frontier Park (M65, J6) would also 

continue, although completion of the site is likely to take place early in the plan period, 

if not before its adoption by the Council.   

9.38 Such allocations form part of Hyndburn’s intended strategy to meet its objectively 

assessed needs for additional employment land within that borough in the period 

2016-2036.  

9.39 Whilst the Hyndburn sites have been subject to preliminary commercial market 

appraisal and (in the case of the land at Whitebirk and Altham) are confirmed to have a 

number of attributes which would make them attractive to the market, further 

detailed consideration of various constraints including Green Belt designation, ecology 

and highways still remains to be completed.   

9.40 Consideration of any cross boundary issues relating to employment land supply and 

future allocations in Blackburn or Hyndburn will be addressed as part of the statutory 

consultation process for the respective plans and the duty to cooperate over the 

coming months.  
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10. Exceptional Circumstances to justify Green 
Belt Release  

10.1 The proposed release of land at J5 of the M65 from the Green Belt and its allocation as 

a Strategic Employment Site is proposed in order to address a quantified shortfall in 

employment land supply for the emerging Local Plan period (2018-2037). It is also 

proposed in order to address acute deficiencies in the quality and availability of 

existing employment land and accommodation within the borough.  

10.2 In accordance with National Planning Policy, a review of Green Belt boundaries is only 

justified with reference to exceptional circumstances.  

10.3 In order to consider whether exceptional circumstances exist in this case, it is 

necessary to weigh the impacts of the proposed allocation and subsequent 

development on the Green Belt (and other ‘material considerations’) against the need 

for and benefits of the proposals.  

10.4 In this case the other ‘material considerations’ include highways, ecology, flood risk 

and landscape character. 

10.5 The availability or otherwise of reasonable alternative sites capable of addressing the 

identified need is also a material consideration which can weigh in favour of the 

proposed allocation. 

Impact on the Green Belt (See Section 7) 

10.6 The contribution which the land at J5 makes to the purposes of including land in the 

Green Belt and the impact which its release for development may have on those 

purposes is considered in Section 7 of this report, with conclusions drawn from the 

Green Belt Assessment which was undertaken by LUC on behalf of the Council in 

December 201991 and which forms part of the Council’s evidence base for the draft 

Local Plan. 

10.7 The land at J5 is identified by LUC as making a strong contribution to three of the 

purposes of including land within the Green Belt92. However, it makes no contribution 

to the purpose of preserving the setting or special character of historic towns or to the 

purpose of assisting with urban regeneration.  

10.8 Its release and subsequent development would, it is assessed, have a significant impact 

on Green Belt purposes 1 and 3 (checking the unrestricted sprawl of built up areas and 

safeguarding the countryside from encroachment). It would also have a relatively 

significant impact upon Green Belt purpose 2 (preventing neighbouring towns from 

merging into one another).   

10.9 Overall it is assessed that release of the site would constitute significant urban sprawl 

and encroachment on the countryside and would have a relatively high impact on 

                                                           
91 Blackburn with Darwen Borough Green Belt Assessment – Land Use Consultants (December 2019) 
92 NPPF, Green Belt Purposes 1,2 and 3. 
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maintaining settlement separation between Blackburn and Accrington. It would also 

have a major impact on Green Belt land to the south.  

10.10 In accordance with the guidance provided in the NPPF and PPG opportunities to 

mitigate and / offset the identified harm will be explored during subsequent stages of 

the plan making process with detailed policy defining specific requirements and / as 

necessary the need for future planning applications to be subject to Section 106 

agreements. 

Other Impacts (See Section 8) 

10.11 Consideration of the suitability of the site for the intended allocation as a Strategic 

Employment Site has received preliminary assessment in relation to highways / 

transport, flood risk, ecology and landscape character.  

10.12 The level of assessment work is appropriate to inform the Regulation 18 stage of plan 

production and demonstrates that there are no fundamental constraints or 

impediments to redevelopment of the site.  

10.13 The need for further and more detailed baseline survey work, detailed design work and 

the development of specific development proposals is acknowledged, however. Such 

work can be completed in subsequent stages of plan production and as planning 

applications are prepared. Such work will allow significant effects to be avoided / 

minimised through appropriately sensitive design and mitigation where appropriate 

and can be secured through the local plan policy framework. 

10.14 As noted earlier, the identified impacts outlined above fall to be weighed against the 

identified need for the allocation of additional employment land, the socio-economic 

benefits which stand to be realised during the plan period and beyond and the  

absence of reasonable alternatives to the release of land at J5. 

The ‘Need’ for the Allocation of Additional Employment Land (see section 5) 

10.15 BWD plays a key role in the Lancashire economy contributing c. £3billion annually with 

the manufacturing sector being of particular importance within the borough; currently 

accounting for 9% of all business, 17% of jobs and generating the second highest level 

of economic output; second only to public services.  

10.16 The  continued contribution of the manufacturing sector to Blackburn’s economy and, 

in turn the contribution of the borough to the wider sub-regional economy is 

contingent on existing businesses and investors being able to capitalise on 

opportunities for growth via a readily available supply of employment land and floor- 

space of the right scale and quality in the right locations.  

10.17 Analysis undertaken by Turley Economics indicates that there is a requirement for the 

identification and allocation of between 13.4 and 23.8 hectares of additional 

employment land in the borough in the period 2018-2037 in order to address 

objectively assessed needs.  
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10.18 The identification and allocation of up to c.23.8 hectares of additional provision would 

include a five-year buffer for flexibility and choice in the B2/B8 sectors)93 and would 

build upon the existing supply of 47.49 (gross) / 33.5 hectares (net) which is comprised 

of existing Local Plan Part 2 Sites and extant planning permissions for employment 

development on land which has not been allocated for such purposes.  

10.19 In locational terms the Council’s Employment Land Review Study advises that:  

“Future development should be based around the motorways. This is most important 

for industrial units where easy HGV accessibility is key and where links to existing 

industrial estates of Shadsworth, Whitebirk, Walker Park and Roman Road and 

Blackburn Interchange can be made”. 

10.20  Indeed, market demand is particularly strong for industrial sites located within close 

proximity of the strategic highway network, the M65 corridor in particular. The M65 

Corridor provides a critical mass of manufacturing businesses, including materials 

businesses of national significance, with the borough’s highest graded industrial and 

warehouse stock mostly found at Walker Park, Roman Road and Shadsworth; such 

locations representing the borough’s most commercially attractive employment areas.  

10.21 However, there remains a very limited choice of sites and premises in these locations 

to satisfy demand. Presently, there are just four sites available of limited scale (1.7ha-

3.9ha)94. Based on evidence provided within the ELRS95 it is likely that many of these 

sites would be taken up in the early stages of the plan period; with their combined 

capacity providing just over one years’ supply and falling considerably short of 

addressing the growing list of unmet occupier requirements which, as noted in Section 

5, extends to over 1 million ft2 with over three quarters relating to requirements for 

large scale manufacturing / industrial accommodation.  

10.22 Given that the existing employment land supply within the borough largely otherwise 

comprises a collection of relatively small scale sites often in secondary employment 

locations within the inner urban area dislocated from the M65 Corridor, the need for at 

least a proportion of the employment land requirements to be met through the 

allocation of a ‘strategic employment site’ has been identified.  

10.23 The provision of strategic employment sites within the M65 Corridor is a priority of 

both the Lancashire Strategic Economic Plan and the Pennine Lancashire Growth and 

Prosperity Plan. 

10.24 Such sites are able to offer a greater choice of plots and premises (both in terms of 

scale and configuration) with associated surface car parking. There is also greater 

potential for such sites to accommodate a range of supporting facilities such as (food 

and beverage uses) which can create additional market appeal as well as supporting 

infrastructure such as strategic landscape planting. The ability to accommodate 

supporting uses can (where necessary) also support viability and deliverability.  

                                                           
93 As recommended in BE Group, Employment Land Review Study 
94 Turley Economics – The Economic Case for a New Strategic Employment Site (November 2020),  Table 5.3  
95 BE Group, Employment Land Review Study 
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10.25 The identification of strategic sites for local and inward investment is a key 

requirement of the NPPF and is an important mechanism for creating a more balanced 

portfolio of employment land and delivering growth in a Blackburn context. A 

continued lack of choice would likely exacerbate supply side pressure acting as major 

constraint on investment, job growth and the sustainable growth of the local and wider 

Lancashire Economy.  

10.26 The land at Junction 5 is considered particularly well placed to address the identified 

requirement for a Strategic Employment Site within the M65 Corridor in the period to 

2037 and beyond and, through its subsequent development, to making a significant 

contribution towards addressing existing deficiencies in the existing available supply for 

the following reasons:    

(i) It is located directly adjacent to the M65 and benefits from an existing 

motorway junction, which provides fast access to the M6 and M61 and 

labour markets in Preston and Burnley, but also national distribution 

networks.   

(ii) It is also located in very close proximity to an existing cluster of 

employment uses at Shadsworth Industrial Estate, Walker Park and Roman 

Road thus providing opportunities for collaboration, innovation, 

productivity, and sustainability. As is identified in PPG the clustering of 

industry can play an important role in driving innovation and the economic 

prospects of an area.96 

(iii) Its scale, configuration and general topography, together with the absence 

of environmental constraints (as noted above) will allow a range of high 

quality  accommodation (by size, type and configuration) to be 

accommodated thereby addressing market needs and unmet 

requirements (particularly within the manufacturing sector) that cannot 

be satisfied by the existing portfolio of land and premises. 

(iv) The need to diversify the borough’s supply of employment land and 

premises is particularly acute and urgent. As is recorded in Section 5, the 

majority of the existing supply comprises brownfield land whilst all of the 

allocated green-field sites are less than 5 hectares in size and unable to 

meet requirements for larger floor-plates from industrial / warehouse 

uses.  

(v) Furthermore, less than 5% of existing floor-space within the industrial and 

warehousing sectors is presently available, significantly lower than the 

c.10% that is considered optimal to allow for the market churn that 

enables existing and new businesses to find space suitable for their needs. 

Presently, there is less than one year’s worth of supply of industrial 

accommodation in the borough.  

(vi) Less than 3% of available industrial accommodation is considered to be of 

a good quality with the majority of accommodation orientated towards 

                                                           
96 PPG Reference ID 2a-032-20190722 
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the smaller end of the market with buildings of less than 2,500 m2 

predominant.    

(vii) Finally, its scale will also allow for the incorporation of areas of strategic 

landscape planting and other green-spaces together with supporting uses 

to further drive market appeal and (if required) viability. Site environment, 

image and amenities can be a major consideration to some businesses 

including those seeking to service the supply chain of blue chip corporate 

organisations. The creation of high quality environments of this nature can 

be difficult to achieve on brownfield or smaller greenfield sites in less 

attractive areas. 

(viii) Indeed, Aspinall Verdi further advise that the site would likely attract 

interest from occupiers within the last mile logistics, light industrial, 

manufacturing sectors as well as those seeking high quality office 

accommodation. Demand is likely to be particularly strong from within the 

manufacturing sector especially from indigenous businesses currently 

trading from lower quality, outdated accommodation in more constrained 

locations elsewhere in the borough. The proximity to other manufacturing 

/ industrial businesses and the associated benefits of agglomeration and 

linkages will further drive demand. 

(ix) The site could also accommodate demand from Tier 3 and 4 suppliers 

servicing BAE at Salemsbury. Such businesses occupiers will wish to occupy 

suitable accommodation in a location which is near to but not within the 

Aerospace Enterprise Zone (AEZ) in order to service both BAE contracts 

and other customers (including Airbus in North Wales or Jaguar Land 

Rover in Liverpool). Such businesses typically need to pass rigorous quality 

and cyber-security tests to secure a position within the supply chain of 

these advanced manufacturing enterprises and the quality and location of 

accommodation is critical to this.  

The Social and Economic Benefits (see Section 6) 

10.27 The manufacturing sector is of critical importance to Blackburn with Darwen which in 

turn plays an important role within the wider Lancashire economy.  

10.28 However, the borough is within the top 5% of most deprived authorities in the 

England; a position which has worsened since 2015. The economic activity rate 

amongst the resident working-aged (aged 16-64) population of Blackburn with Darwen 

is lower than the regional and national averages and, as of September 2020, there 

were 7,650 people claiming out of work benefits (8% of resident working-age 

population); a figure which has increased by 71% since January 2020 principally as a 

result of the Covid-19 pandemic. For those in work, earnings are below regional and 

national averages. 

10.29 It is therefore evident, as detailed in Section 5, that the allocation and subsequent 

development of land at Junction 5 could deliver a significant and important 

contribution to the local and wider Lancashire economy by substantially enhancing the 

borough’s economic infrastructure through the provision of high quality 
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accommodation in a location for which there is consistently high demand, enabling 

existing businesses to adapt, invest, expand and grow and new business presently 

located elsewhere to invest in the borough. 

10.30 Potential economic benefits includes the creation of 75 FTE construction job across the 

North West each year (including 30 jobs for residents of BWD) and the generation of a 

£94million uplift in GVA across the North West (of which £72million would be within 

BWD) within the construction period.  

10.31 During the plan period (2018-2037) operation of the development (within Sites 1 and 

3) would generate and support a total of 1,590 net additional FTE jobs across the North 

West, of which 725 jobs would be taken by residents of BWD.   A further 1,125 FTE jobs 

(net) could be delivered and supported through development of Site 3 (515 taken by 

residents of BWD) in the period beyond 2037.  

10.30 Operation of development (within Sites 1 and 3) would make an annual contribution to 

the economic productivity of the North West economy of £102million during the plan 

period, of which £79million would be generated in BWD. A further £72million would be 

generated through development and operation of Site 3 (£56million in BWD), in the 

period beyond 2037. 

10.32 Furthermore, approximately £1.1 million business rate revenue could also be 

generated each year from occupied business premises within Sites 1 and 3 during the 

plan period, of which 75% could be retained by BWD for investment in local 

infrastructure and services. A further £0.8million could be generated from operation of 

development in Site 3, in the period beyond 2037. 

10.33 These positive economic impacts will support the ongoing growth of BWD economy 

and lead to lasting social and economic benefits being delivered locally in accordance 

with local and regional strategic economic development priorities. The development 

will also assist in addressing wider local social and economic needs, including those in 

other parts of Lancashire. 

The Absence of Reasonable Alternatives (See Section 9) 

10.34 There are no reasonable alternatives to the release of land at Junction 5, if the 

identified need for additional employment land is to be met in a manner which 

responds to market demand for sites: (i.e. sites located in close proximity to the 

existing clusters of industrial and manufacturing activity within the M65 Corridor, with 

ease of access to the M65 Motorway, with the ability to accommodate larger scale 

manufacturing facilities (>5,000 m2) and with the ability to offer wider flexibility and 

choice in terms of plot / building size as well as accommodate the green infrastructure 

and supporting uses necessary to create high quality environments).  

10.35 In reaching this conclusion BWDBC has completed a staged process whereby potential 

candidate sites (both within the Green Belt and outside) have been identified through 

various measures and then screened against a range of objective criteria. Over 200 

sites have been considered through this process; of which over 40 where prospective 

employment sites.    
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Planning Balance  

10.36 In conclusion it is considered that, taken together the following factors comprise the 

exceptional circumstances necessary to justify release of land at Junction 5 from the 

Green Belt and its allocation as a Strategic Employment Site:  

• A demonstrable requirement for between 13.4 and 23.8 hectares of additional 

employment land to be allocated as part of the Local Plan review process in 

order to address objectively assessed needs for the period 2018-2037. 

• A demonstrable requirement for (at least) a significant proportion of that need 

to be addressed through the identification of land for a Strategic Employment 

Site within the M65 Corridor. This would provide the opportunity for the 

provision of a range of plots / types of accommodation and supporting 

infrastructure in a location of consistently high market demand with ease of 

access to markets, suppliers and skilled labour force, in line with regional and 

local policy objectives.  

• The very significant contribution which such land could make to addressing acute 

deficiencies within the borough’s existing supply of employment land and 

premises thereby supporting the growth and expansion of indigenous business 

(particularly within the manufacturing sector) and further inward investment.  

• The very significant economic benefits which could be realised through the 

construction period: the creation of 75 FTE construction job across the North 

West annually together with the generation of a £94million uplift in GVA.  

• The significant socio-economic benefits which stand to be realised over the plan 

period (2018-2037) during operation of development within Sites 1 and 3. These 

comprise very significant levels of job creation (1,590 net additional FTE) 

together with a £102million annual contribution to GVA and the retention of 

significant levels of business rates by BWDBC to support investment in local 

services and infrastructure (£1.1million annually). 

• The significant economic benefits which could be realised beyond the plan 

period through the subsequent operation of development within Site 3 (should it 

be required). These would comprise an additional 1,125 net additional FTE jobs, 

an additional £72million annual contribution to GVA and an additional 

£0.8million in business rates revenue annually. 

• The significant contribution such investment can make to the broader economic 

and social regeneration of the borough which is in the top 5% of most deprived 

authorities in the country and a place where, unemployment is notably higher 

than regional and national average and where average wages are notably below 

national / regional averages. 

• The potential for such development to be delivered without significant harm to 

environmental considerations such as ecology and flood risk (subject to further 

detailed testing through the remainder of the plan making and planning 

application processes); and  
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• The absence of reasonable alternative sites capable of addressing the identified 

need.  

10.37 These are very weighty considerations which are considered to outweigh the identified 

harm to the Green Belt and which justify the release of land at J5 for allocation in the 

draft Local Plan.   
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